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Shel STATE HOUSING POLICIES - SUMMARY 


State Housing Plan 


California's State-wide Housing Plan, prepared in 1977, 
defines the five basic housing issues facing California: 


A. Existing neighborhoods and housing should be conserved 
and improved. 


B. The rising cost of new housing should be kept down. 


C. Adequate housing for low and moderate income households | 
should be found, and each jurisdiction should meet their 
appropriate share of regional housing demand. 


D. Housing discrimination should be eliminated. 


E. Housing information should be available for both 
developers and consumers. 


The State Housing Plan recognizes several important guiding 
principles, among which is the belief that the private 
sector is, and should be, the major provider of housing. 
The government's role is to do what it can to make the 
private market responsive to the needs of all income, age, 
race and ethnic groups and to help private industry provide 
a wide variety of housing types, sizes and prices. 


Legislative Policy 


California statutes were amended in 1980 to establish state 
policy, legislative intent, and requirements for cities and 
counties to prepare substantially more detailed general plan 
housing elements. The amendment, contained in Section 65580 
of the California Government Code, replaced a more general 
requirement for local agency preparation of a housing element. 
The legislative policy stated in the code is: 


A. Availability of housing is of vital state-wide importance. 


B. The early attainment of decent housing and a suitable 
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living environment for every California family is a high 
priority. 


C. Cooperative participation of government and the private 
sector is required to expand housing opportunities and 
accommodate needs of Californians of all economic levels. 


D. The cooperation of all levels of government is required to 
provide affordable housing. 


E. Local and state governments have a responsibility to 
facilitate the improvement and development of housing that 
makes adequate provision for the housing needs of all 
economic segments of the community. 


F. Local governments also have the responsibility to consider 
economic, environmental, and fiscal factors and general 
plan community goals in addressing housing needs. 


G. Local governments have the responsibility to cooperate with 
other local governments and the state in addressing regional 
housing needs. 


Legislative Intent 


The Legislature expressed its intent in enacting the current 
statute, indicating that local governments must recognize their 
responsibility in implementing the State Housing Goal. Part of 
that responsibility is the preparation and implementation of 
general plan housing elements which, along with federal and 
state programs, will move toward the attainment of the goal. 
The Legislature expressly recognized that each local juris- 
diction is best capable of determining what efforts are neces- 
sary in its contribution to achievement of the goal, within the 
framework of state policies and regional housing needs. The 
Legislature further urged cooperation among local jurisdictions 
in efforts to address regional housing needs. 


Coastal Zone Housing 


Specific statutory provisions related to demolition or 
conversion to other uses of existing residential units 
occupied by lower income residents were adopted by the 
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Legislature in 1981. California Government Code Section 
65590 prohibits the conversion or demolition of existing 
residential dwellings occupied by low and moderate income 
persons or families unless provision has been made for 
replacement of those dwelling units. Priority for location 
of the replacement units is: (1) on the same site, (2) 

within the same city, (3) within the coastal zone, or (4) 

within three miles of the coastal zone. The law provides 

for certain exceptions unless waived by the local government 

Such as: applicability to structures containing less than 

three units or a series of structures with ten or less 

units, conversion or demolition to allow a "coastal depend- 

ent" or "coastal related" use, or the local government has 

adopted an ordinance establishing an in-lieu fee and program 

designed to create replacement housing. 


The statute also provides that new housing developments 
constructed within the coastal zone shall, where feasible, 
provide housing units for persons and families of low or 
moderate income. If it is not feasible to provide such 

| housing units in a proposed new housing development, the 
local government must require the developer to provide such 
housing, if feasible to do so, according to the following 
| locational requirements: (1) within the same city, (2) 

| within the coastal zone, or (3) within three miles of the 
coastal zone. In order to assist in providing those new 
housing units, the local government shall offer density 
bonuses or other incentives such as (1) modification of 
zoning and subdivision requirements, (2) accelerated 
processing of applications, and (3) waiver of appropriate 
fees. 


Housing Development Approvals 


Additional legislative policy related to housing is contained 

in California Government Code Section 65913. Here it is 
declared that a severe shortage of affordable housing exists, 
especially for persons and families of low and moderate incomes. 
Means suggested in the law to relieve the shortage include 
expediting the residential development process and zoning 
sufficient lands at densities high enough for production of 
affordable housing. 


The statute requires cities and counties to designate and 
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zone sufficient vacant land for residential use to meet the 
housing needs identified in the general plan. In zoning that 
land the city should apply appropriate standards and take 

into consideration the area zoned for non-residential uses 

and community growth projections. Appropriate standards are 
defined as densities, minimum floor areas, setbacks, parking, 
coverage and other similar requirements which contribute 
Significantly to the economic feasibility of producing housing 
at the lowest possible cost given economic and environmental 
factors, the public health and safety, and the need to facilitate 
the development of housing for low and moderate income persons 
and families. 


Density Bonuses and Other Incentives 


The California Government Code, section 65915 requires cities 

to grant certain density bonuses or provide other incentives of 
equivalent value to housing developers providing low and moderate 
income housing units within their projects. Specifically the 
density bonuses required are: 


A. A 25 percent density increase when at least 25 percent of the 
total units in the development are for persons and families 
of low or moderate income. 


B. A 25 percent density increase when at least 10 percent of 
the total units in the housing development are for lower 
income households. 


The density increase is at least 25 percent over the otherwise 
maximum allowable residential density under the applicable 
Zoning Ordinance and Land Use Element of the General Plan. 
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Second Housing Units | 


State Legislative policies place a great emphasis on housing 
need and the use of second units as one potential element in 
meeting that need. The Legislature has adopted two recent 
statutes which provide for the use and construction of second 
units in cities and counties. 


The statutes of 1981 incorporated legislation (California Govern- 
ment Code Section 65852.1) which permits cities to issue a 

permit for a second dwelling unit on a single family use lot 

for adults over 60 years of age and where the floor area of the 
unit does not exceed 640 square feet. 


The statutes of 1982 contain legislation (California Govern- 
ment Code Section 65852.2) which allows cities to provide for 
second units. It prohibits cities from totally excluding 
second units unless certain findings are made. Further, it 
provides that when a city takes no action under the statute, it 
is mandated to approve Conditional Use Permits for second units 
in compliance with certain standards. More specifically: 


A. The statute permits cities to provide for second units in 
single or multiple family zoning districts consistent with 
certain provisions which include: 


1. Specific areas may be designated 


2. Designated areas may be based on infrastructure 
capacity 


3. Height, bulk and facility standards may be imposed 
4. Density restrictions may be imposed 
5. The Conditional Use process may be used. 

B. The statute prohibits the city from totally excluding 
second units unless findings are made related to adverse 
public health, safety and welfare impacts. 

C. The statute provides that a city taking no action is 


mandated to approve a Conditional Use Permit for a second 
unit if it complies with certain standards including: 
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1) Thesunit 1s for. rent-on ly 
2. The lot is zoned for single or multiple family use 


3. The lot contains an existing single family detached 
unit 


4. The proposed second unit is attached 


5. The floor area does not exceed 10% of the existing 
unit 


6. Construction conforms to height and bulk Zoning 
requirements 


7. The construction complies with local building codes 


8. An adequate sewage system is provided. 


Mobile Homes and Factory Built Housing 


California Government Code Section 65852.3 provides that a city 
cannot prohibit the installation of mobile homes placed on a 
foundation system on lots zoned for single family dwellings. 
However, the city may designate certain single family zoned lots 
for mobile homes when they are determined to be compatible for 
such use. The city may subject any mobile home and the lot on 
which it is placed to any or all of the same development Standards 
to which a conventional single family residential dwelling would 
be subjected. These standards include setbacks, yards, enclosures, 
access, parking and architectural and aesthetic requirements. 

Any architectural requirements imposed must be consistent with 
those imposed on other single family dwellings and are limited to 
roof overhangs, roofing material and siding material. 


Jed PLANNING ISSUES 


Saran? Assessment of Housing Needs 


Population and Employment Characteristics of Half Moon Bay. 
Bound information on population and employment characteristics 


on Half Moon Bay is appended to this Plan Element. Appendix A 
includes information on historic and recent population growth, 
age characteristics, racial and ethnic characteristics, and 
location of people with special needs such as the elderly, 
disabled persons, large households, and families with female 
heads. In brief, the population of the community has experienced 
steady growth for the past two decades, and is projected to 
continue the pattern of growth to the year 2000. The 1980 Census 
counted 7,282 residents, an 81 percent increase over the 1970 
Census count of just_4,023. The projected population for the 
year 2000 is lan eee ine oe0e 230 percent of the population 
were under 21 years of age, 61 percent were between the ages 

of 21 and 64, and 9 percent were elderly, over the age of 64. 
While Half Moon Bay senior citizens reside in housing units 
throughout the community, highest concentrations are housed in 
Block Groups 1 and 6, Census Tract 6137. Another portion of 

the population with special needs, disabled persons, are 

housed throughout the community, but the greatest number are 
housed in Block Groups 1 and 6, Census Tract 6137. Large house- 
holds are housed primarily in Block Group 6, 7 and 9, Census 
Tract 6135; and 3 and 4, Census Tract 6136. Families with 
female heads are housed in the greatest concentrations in 

Block Group 6 and 7, Census Tract 6135. 


The social and economic profile of Half Moon Bay residents 
presented in Appendix A reveals that the population is pre- 
dominantly white and that they are on the average, moderate 
income families. The mean annual family income was $30,314 
in 1980, compared to a County mean of $27,279. Major occupa- 
tions in 1980 were administrative and managerial, administra- 
tive support, and precision production, craft and repair 
service. Employment locations were largely in San Mateo 
County, and just under 30 percent of Half Moon Bay residents 
also work in Half Moon Bay. The labor force consisted of 

42 percent women and 58 percent men in 1980 compared to 

32 percent men and 68 percent women in 1970. Unemployment 

in 1980 was 3.4 percent for men and 1.5 percent for women. 


] 
Half Moon Bay Local Coastal Plan, 1983, approved by City Council 
3/31/81, under Coastal Commission review. 
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Population and Employment Projections. According to the Half Moon 
Bay Local Coastal Plan, the population of Half Moon Bay area is likely 


to continue to increase until it approximately doubles by the year 
2000. Their forecasted trend was confirmed by the rate of growth 
demonstrated between 1970 and 1980 in the U.S. Census counts. While 
most ABAG projections aggregate the City of Half Moon Bay with the 
unincorporated San Mateo Mid-Coast Region, the City maintains a 
philosophy that, in order to preserve Coastal Resources and Open Space 
and to encourage economical extension of service and facilities, future 
residential development on the coastside should be located in or near 
cities. Since Half Moon Bay is the primary urban center in the Mid- 
Coast, the City's Land Use Plan assumes that most population, employ- 
ment and housing increases projected for the region will take place 
within the city limits. 


The Land Use Plan/Local Coastal Plan further projected that employment 
opportunities will steadily increase to the year 2000 at an average 
growth rate of 2 percent or an average increase of 23 new jobs every 

5 years. These projections are shown in Table HA-13, Local Employment 
Projections. 


Housing Characteristics of Half Moon Bay. Background information on 
housing and household characteristics of Half Moon Bay is appended 


to this Plan Element. Appendix H-1] includes data and analysis of the 
number, condition and cost of housing units; the size, tenure and 
income of households; and trends in building permit activities. In 
1980, 2,726 housing units were counted in Half Moon Bay by the Federal 
Census. The rate of housing construction over the last 10 years has 
averaged 137 new units per year. Construction of new homes over the 
past 5 years has averaged only 17.6 units per year. New construction 
has produced a variety of housing types, with a high percentage of 
duplex multi-family units and mobile home facilities constructed, 
affordable to moderate and low income families. (Refer to Table HC-1 
of Appendix C) 


The median age of residential structures in Half Moon Bay is relatively 
new, between 9 to 13 years old. The condition of nearly all residential 
Structures in the City is well maintained according to City officials, 
whose descriptions are reinforced by Building Department records 
showing a 5-year annual average of $370,000 in residential alteration 
and repair permits per year. The County estimates that between 7 
percent and 10 percent of the units in the Mid-Coast area are in need 
of some rehabilitation.* The 1980 Census included counts of those 
units without central heating, without complete plumbing and without 
complete kitchen facilities. Using these factors as indicators of 

the need for rehabilitation, 9.2 percent of the housing stock 


* John M. Sanger Associates, Inc. Housing, A Study Paper for Public 
Review and Comment, September 6, 1979. 
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in Half Moon Bay was in substandard condition in 1980. 


The City's mean household size has declined over the last 
decade from 3.2 persons per unit in 1970 to 2.8 person per 

unit in 1980. The .4 person decline in household size compares 
to a County-wide decline from 2.9 persons per unit in 1970 

to 2.5 persons per unit in 1980. Overcrowded conditions in 

the City were recorded for 78 housing units by the 1980 Census. 


The average length of tenancy for Half Moon Bay residents in 
1980 was approximately 5 to 8 years. The above average term 
of tenancy is probably related to the high proportion of 
ownership to rentership observed in Half Moon Bay. In 1980 
there were 73 percent ownership households compared to 27 per- 
cent rentership households in Half Moon Bay. For comparison 
the County totals were reported as being comprised of 40 per- 
cent rentership households and 60 percent ownership households. 


The median priced house in Half Moon Bay was $135,044 in 1980. 
The County median price was $138,107, therefore the cost of 
home ownership was slightly lower in Half Moon Bay than in 

San Mateo County. Contract rent levels in 1980 were shown to 
be slightly higher than County levels. The median Half Moon 
eC ei was $367, at that time, comared to the County median 
Of *$386: 


Housing Needs Projections 


The Association of Bay Area Governments (ABAG), in their 
publication titled Housing Needs Report, determined the 
existing and projected housing need for the Bay Area region. 
They have also calculated, for cities and counties, a share 
of such need. The "Existing Housing Need" is defined as the 
housing need for the Bay Area and its counties and cities in 
1980. The 1980 existing housing need for San Mateo County 
was 1,592 units and for Half Moon Bay was 8 housing units. 


In July 1983, ABAG released a subsequent publication titled 
Housing Needs Determinations San Francisco Bay Region. The 
updated report uses methods generally consistent with Housing 
Needs Report, 1981, but the formulas used to determine housing 
need are less complex due to the availability of 1980 Census 
data and ABAG's Projections '83. In ABAG's revised report, 


"projected housing need" includes the number of units calculated 


as the 1980 "existing need" plus the number required to provide 
for the projected household growth between 1980 and 1990, plus 
Provide for vacancy to maintain mobility in the housing market. 
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The projected need for Half Moon Bay as published in the Needs Report 
was 1,583 housing units. However, the ABAG projections were based on 
an area approximately coterminus with the City's Sphere of Influence 
including a portion of unincorporated territory. Coastal Plan regu- 
lations require local planning to refer to areas with jurisdiction 
boundaries rather than areas within the City's Sphere of Influence. 
| This spacial difference led to inconsistencies between the local 
| Planning documents and the ABAG projections. The City therefore, 
revised its needs determination to correspond with its jurisdiction 
| boundaries based on the ratio of additional housing units expected to 
be developed in the city and county. When the ratio of 5,500:1,850 
is applied to ABAG's estimate of 1,583 housing units between 1980 and 
1990, the City's housing need would be 1,185 units and the remaining 
398 units needed would be assigned to the unincorporated area. While | 
this number was not incorporated into the final ABAG report, it was 
accepted by that agency by its letter of October 3, 1983 (included as 
Appendix E). The County Housing Element should be revised to reflect 
its proportional increase. 


California Government Code Section 65584(c) provides that within 90 
days following a determination of a locality's share of the regional 
housing need, the local government may revise the definition of its 
Share. The revised share must be based upon available data and 
accepted planning methodology and supported by adequate documen- 
tation. The ABAG Housing Needs Determination Report was distributed 
for local review in July, 1983. Half Moon Bay notified ABAG of an 
apparent inconsistency in the needs distribution between the City and 
the unincorporated coastside. A meeting of ABAG and City representa- 

tives was held on September 14, 1983, the results of which were 

documented in a letter dated October 3, 1983 to W. Fred Mortensen, 

City Manager, from Jean Safir, Housing Program Manager, Association 

of Bay Area Governments. As indicated in that letter, the City 

revised the definition of its share to reflect areas within Half Moon 

Bay's jurisdiction boundaries as opposed to the City's Sphere of 

Influence. This revision was based on available data; including the 

ratio of additional housing units expected to be developed in the 

City and County applied to ABAG's estimate of 1,583 housing units 

needed, and acceptable planning methodology; ABAG's statement that | 
this is the most reasonable approach. The revision is supported by | 
adequate documentation as presented in the October 3, 1983 letter. 
Further, the Council of Governments (ABAG) accepted the revision by the 
October 3, 1983 letter. 
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TABLE 5.1 PROJECTED HOUSING NEED, ABAG DETERMINATION 


1980-90 

PROJECTED 

INCREASE 

IN HOUSING 

NEEDED IN ABOVE 

1985 MODERATE MODERATE LOW VERY LOW 

Half Moon Bay leo 945 “ey 178 225 
San Mateo County 23,499 LO5267, SOYA Slashes! ADO 


The projected increase in housing needed, 1,185 units over 
a ten year period from 1980 to 1990, translates to an 
annual rate of 118 units, much higher than the average of 
18 units per year which occurred during the five years 
from 1978 to 1982. 


A housing cost/income correlation was prepared for the 
City and each block group using the 1980 U.S. Census data. 
This correlation is presented in tables in the technical 
appendix, Appendix B. For the City as a whole, it appears | 
that sufficient housing is available at affordable prices | 
to households in the various income categories. In each | 
category there is a surplus of total housing stock afford- 
able to that income group. It should be noted however 

that much of the housing available to lower income households 
is Owner occupied. There are probably units that have 

been occupied by the same household for many years with 
correspondingly lower mortgage payments and lower cost. 


TABLE 91.2 


INCOME 
GROUP 


Very Low 
Low 


Moderate 


Median 


Above Mod. 


MAXIMUM AFFORDABLE HOUSING COSTS BY INCOME GROUP 


MAXIMUM AFFORDABLE 


1980 GROSS INCOME HOUSING COST 
ANNUAL MONTHLY RENTER OWNER* 
11,590 966 290 400 
18,540 1,545 460 650 
27,810 Cold 695 1 ,000 
LAREN G EG es 695+ ] ,000+ 
23,175/Household 


* Monthly mortgage = 0.95% of house value 
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TABLE 5.3 HOUSING COST/INCOME CORRELATION HALF MOON BAY CITY 


NUMBER OF HOUSEHOLDS 
WITH INCOMES IN 
SPECIFIED CATEGORIES 


Very Low AGbaral7 72 

Low 399-152 =")55 26% 
Moderate DICE mece.! | 
Above Mod. 1167 44.4} 
Total 2630 100.0 


Median Rent 
Median Value of Owner Occupied Unit 


Median Household Income 


NUMBER OF HOUSING UNITS 
EXISTING IN 1980 AND AFFORDAS8LE 
BY SPECIFIED INCOME GROUP 

RENT.-OCC. OWN.-OCC. TOTAL 


ray All 948 
349 49] 840 
247 S}e) 842 
833 7, 2630 

= 367 

= 135,004 

= 25,467 


Number of Households Below Poverty Level 162 
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The California Department of Housing and Community Development 
has provided communities with a "Methodology for Calculating 
Lower Income Overpayment." This methodology has been used to 
assemble Table 5.4 and 5.5, using 1980 Census Data. | 


TABLE 5.4 RENTER HOUSEHOLD INCOME BY GROSS RENT AS A PERCENT OF INCOME 


IN 1979 
Rent as % $ 0- $5 ,000- $10, 000- $15 ,000- $20,000 
of Income 4,999 9,999 14,999 19,999 or more Total 
0-19% 0 26 20 20 162 228 
* 20-24% 8 13 20 14 40 95 
25-34% 40 149 | 
35% + 0 174 | 
Not Computed 20 Psi! wel: ue wre: m6: 
Total 85 144 101 91 247 682 


Total Household | 
Overpaying = 264 
| 


The boxed figures in Table 5.4 represent the total number of 
lower-income renters, plus those renters in the income range 
from $18,500 (i.e., lower-income limit) to $19,999 (i.e., 
the breakoff figure for the fourth income range used in 

the 1980 Census tables) that are “overpaying,” (i.e., 

paying more than 25% of their household income for housing). 
It was therefore necessary to calculate the number of house- 
holds in the fourth income range that are lower income. The 
final number of rentership households who are overpaying, and 
are also lower income is 264, or 39 percent of the total 
renting households. 
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TABLE 5.5 NON-CONDOMINIUM OWNER HOUSEHOLD INCOME BY SELECTED MONTHLY 
HOUSING COST AS A PERCENT OF INCOME IN 1979 


Housing Cost as $ O0- $5,000- $10,000- $15,000- $20,000 


% Of Income 4,999 9,999 14,999 19,999 Or more Total 
0-19% 7 8 Vad 35 664 736 
20-24% 8 0 20 6 179 Zils 
25-34% i Se a eee ley 231 
35% : 36 51 39 38 | 102 266 
Not Computed 25 0 0 0 0 oe ay 
Tota] 147] 

Total Households 
Overpaying = 206 


The boxed figures in Table 5.5 represent the total number 
Of lower-income non-condominium ownership households, 
plus those owners in the income range from $18,500 to 
$19,999, that are “overpaying. After performing the 
necessary calculations to determine the number of house- 
holds in the fourth income range that are lower income, 
it was determined that 206 or 14 percent of the non- 
condominium ownership households are overpaying. 


While housing development in Half Moon Bay since the late 
1970's has been slow due to market conditions, the afford- 
ability ratio of new housing units has been consistent 
with the ABAG needs projection ratios. Seventy-one new 
units are currently under construction in the Canada 

Cove development which will be priced in the range of 
$280.00 to $530.00 per month. These will be affordable 

to households of primarily low incomes. Thirty-one 

new duplex and multiple family units have been constructed 
Since 1980 which are affordable for moderate and above- 
moderate income residents. The method used to determine 
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the affordability of new housing is described in 
Appendix C. 


TABLE 5.6 AFFORDABILITY OF NEW HOUSING CONSTRUCTION, 1980-83 


INCOME CATEGORY NUMBER OF UNITS % OF TOTAL 
Very Low 0 0.0% 
Low 79 Bc 
Moderate 2] 14.0% 
Above Moderate 50 Sonia | 
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TABLE 5.7 COMPARISON BETWEEN ABAG NEEDS DETERMINATION AND HALF 
MOON BAY HOUSING DEVELOPMENT, NUMBER OF UNITS IN 
EACH INCOME CATEGORY 


ABOVE VERY 
MODERATE MODERATE LOW LOW 
Projected # of Units 
Needed According to 
ABAG 1980-81 545 237 178 225 | 
Units Constructed or 
in Progress 
| Jan. 1980-Jan. 1983* 50 21 79 0 
| Difference to be 
Accomplished 
Jan. 1983-Dec. 1990 495 216 99 205 | 
| 
% Complete Jad 8.9 44.4 0 ! 


* See Appendix C for method used to determine affordability level of | 
newly constructed housing. 


TABLE 5.8 COMPARISON BETWEEN ABAG NEEDS DETERMINATION AND HALF MOON BAY 
HOUSING DEVELOPMENT, PERCENT OF UNITS IN EACH INCOME CATEGORY 


ABOVE VERY 
MODERATE MODERATE LOW LOW 
ABAG Projected % 
of Units Needed in 
each Income Category 
1980-1990 46 20 ihe: 19 
% Of Units Constructed 
Jan. 1980-Jan. 1983 33 14 53 0 


Relative Status according 
to Percentages -13 -6 30 -19 
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Special Housing Needs. In Half Moon Bay disabled persons constituted 
about 1.1 percent of the population over 60 years old in 1980. Persons 
with disabilities were distributed about equally between the two Census 
Tracts. Information on the number of disabled persons is shown in Table 
HA-6. Assuming one disabled person over 60 lives in each household 
occupied by persons with disabilities, then approximately 85 households 
occupied by persons with disabilities existed in 1980. 


About 8.6 percent of Half Moon Bay's population is age 65 or over and 

classified as elderly. Significant numbers of senior citizens live in 

the neighborhoods of Casa del Mar, Ocean Shore Terrace, Pilarcitos Park, 

Ocean Colony, Canada Cove, Spanish Town, Arleta Park, Arleta Park East 

and the community core. The elderly appear to be more concentrated in 

ees Tract 6137 than in 6135. Please see Table HA-4, Location of the 
erly. 


Large households occurred about equally distributed throughout the City. 
In 1980 approximately 4.5 percent of the households had more than six 
members and were classified as large households. Families with femaie 
heads of household are housed in equal concentrations throughout Half 
Moon Bay. In 1980 approximately 7.2 percent of the households counted 
were families where females were the heads of household. Census informa- 
tion on these special needs groups is detailed in Table HA-7. 


Farm workers living in Half Moon Bay in 1980 accounted for 5.6 percent 
of the employed labor force. 213 farm workers lived in the City at the 
time of the Census. For purposes of this report it was assumed that 
labor force participation among farm workers is 1.5 workers per household* 
or, in Half Moon Bay there were 320 farm worker households. This is 
about 12 percent of the households living in the City in 1980. The ABAG 
Housing Needs Report included "... the need for additional housing for 
farm workers is not demonstrable in the region ... Each city and county 
within the ABAG region, however, should consider this category of need 
in individual housing elements." The Half Moon Bay Local Coastal Plan 
describes the historical and projected decline in agriculture within the 
City. While additional housing for farm workers is cited as a need in 
the unincorporated coastside (San Mateo County Housing Element) it is 
concluded that the City is able to accommodate its share of farmworker 
households within the existing and projected low and moderate income 


housing stock. 


* Association of Bay Area Governments, Housing Needs Determination 
San Francisco Bay Region, July 1983. 
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Governmental Constraints to Housing Provision 


Land Use Controls. The Local Coastal Program: Land Use Plan 
(LCP:LUP) is a precise plan designating land uses throughout 
the City of Half Moon Bay. The plan has been prepared in 
recognition of the various coastal resources, physical and 
environmental constraints and community goals and objectives. 
It provides that specific areas be designated for residential 
uses in addition to other land uses associated with urban 
develqpment in the area. Land use controls place constraints 
on location, density, type and physical aspects of residential 
development. These are primarily implemented in the zoning 
and subdivision ordinances. 


Environmental controls related to seismic hazards, flooding, 
Shoreline stability, slope stability, noise and biotic resource 
conflicts also can constrain the provision of housing. These 
environmental controls are addressed in other LCP:LUP sections 
and implementing ordinances. 


Water Supply. Water is supplied to the City of Half Moon Bay 
under the jurisdiction of the Coastside County Water District. 
The District boundaries include the City of Half Moon Bay and 
the community of El Granada. The District obtains its water from 
several sources including Pilarcitos Lake owned by the City 

and County of San Francisco, wells along Pilarcitos Creek, 
Denniston Reservoir and the Denniston well field. Tne City 

and County of San Francisco limits the amount of withdrawal 

from Pilarcitos Lake. Stream withdrawal from Pilarcitos Creek 
is allowed only during the five months of normal wet weather 
from November through March. Since the drought years of 

1976-77 the District has implemented a policy of limiting new 
water connections. The water supply is annually evaluated and 
since 1979 the District has released 100 permits per year. This 
limitation will remain in effect until additional sources are 
obtained to offset potential shortages during future drought 
years. 


The District plans to expand its delivery and supply capacity 
with a program including enlargement of delivery facilities, 
construction of intake facilities in Crystal Springs Reservoir 
and delivery facilities between Crystal Springs Reservoir 

and Half Moon Bay. This expansion is a phased program to 
match the buildout projections in both the City and County 

LCP s< 
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Sewage Disposal. Sewer facilities are operated by a joint 
powers authority called Sewer Authority-Mid-Coastside (SAM). 
The Authority consists of the City of Half Moon Bay, the 
Montara Sewer District and the Granada Sewer District. SAM 
is currently constructing a new sewage treatment plant with a 
total capacity of 2.0 mgd. One and zero tenths mgd of 

that capacity is allocated to that portion of the City of 
Half Moon Bay located south of Frenchmans Creek. While there 
is currently no limitation on sewer connections in the City 
of Half Moon Bay the City has a significant sewer connection 
fee for new hookups. This fee imposes a constraint in the 
form of additional costs for housing. 


Roads. Limited access to Half Moon Bay via Highways 1 and 92 
has Tong been recognized as a constraint to community development 
and growth. In the Public Works component of the LCP:LUP the 
conflicts between traffic associated with priority and non- 
priority coastal uses are identified and discussed. The 
major issue revolves around the reservation of capacity for 
priority uses such as public recreation and visitor-serving 
commercial uses over non-priority residential development. 
The plan policies call for a balanced and phased approach in 
dealing with this constraint. Policies indicate that both 
priority and non-priority uses can be accommodated within the 
Capacity constraints and that improvement should be phased to 
prevent premature, growth inducing impacts. 


Availability of Assistance Programs. Recent reductions in 
federal and state assistance programs place a significant 


constraint on small communities’ abilities to provide afford- 
able housing. Cutbacks to the Section 8 Rental Assistance, 
Community Development Block Grant and similar programs have 
severely limited the funds available for housing assistance. 
One notable exception may be assistance from the Farmers Home 
Administration which has funds available for construction of 
low and moderate income housing. However, generally, until 
such assistance again becomes available, Half Moon Bay will 
have to depend largely on local resources to help in the 
provision of affordable housing. 
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Development Standards. Half Moon Bay like most other California cities, 
has adopted a series of residential development standards based on the 
concept of upgrading the living environment of the neighborhoods and 
community. Standards requiring paved streets, underground utilities, | 
enclosed garages and outdoor living spaces all add to the quality of 
life and elimination of blighting influences. These standards are 
typical of other California cities, have been Half Moon Bay policy for 
many years, and it would be inconsistent to abandon them or allow 
exceptions. While such development standards may add to the cost of 
housing and could be a governmental constraint to the provision of 
housing, the community feels the retention of the requirements is 
necessary for the achievement of environmental goals. 


Fees and Exactions. Building permits must be secured before commence- 
ment of any construction, reconstruction, conversion, alteration or 
addition. Approval of permit applications is based on the Zoning Ordin- 
ance, although the Planning Commission has the power to grant Variances 
from the terms of the Ordinance within the limitations provided in the 
Ordinance. Building permits are generally processed within a few 

weeks. Local review of Use Permits, Variances and Coastal Development 
Permits requires from 30 to 90 days depending upon the complexity. 
Subsequent to local approval the California Coastal Commission must 
review each permit. The Coastal Commission is required to agendize 
items within 49 days after acceptance of the application. When the City 
receives Coastal Permit granting authority then it is estimated that the 
time for local review will be from 30 to 120 days, depending upon appli- 
cation complexity. | 


Planning and building permit fees applicable to Half Moon Bay are 
detailed in Table HA-25 in Appendix A. Planning fees in Half Moon Bay 
are quite low compared to other jurisdictions, as indicated in the 
January 1982 report "Development Fees in San Francisco Bay Area." Other 
exactions include dedication of land or in lieu fees for park and rec- 
reation purposes and provisions of public improvements in new sub- 
divisions. A review of the exaction for Half Moon Bay indicate that 
they are generally consistent with other Bay Area cities. 


While permit processing, permit procedures and fees result in cost and 
time constraints to the provision of housing, these are not extra- 
ordinary in comparison to other coastal jurisdictions. 
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Financial. Primary among non-governmental constraints to 
housing development in the Bay Area and Half Moon Bay, 
Particularly low and moderate income housing, is the price 
of real estate. When compared against other Bay Area cities, | 
Half Moon Bay has a relatively moderate housing market. San | 
Mateo County, when compared to the entire Bay Area, is 

second only to Marin County in home values, as recently 

revealed in the 1980 Census. 


MEDIAN HOME VALUES, 1980 


Non-Condominium 


Count Value ($ 
Alameda $ 85,300 
Contra Costa 94 ,600 
Marin 151,000 
Napa 78,200 
San Francisco 104,600 
San Mateo 124,400 
Santa Clara 109,400 
Solano 67,500 
Sonoma 88,400 


Another constraint to housing development is the availability 
of financing for homes, and high interest rate levels. 
Current mortgage interest rates are variable or negotiable, 

| generally ranging from 11 to 15 percent. 


The price of land is a significant ingredient in the total 
| cost for housing as reflected in the purchase price or the 
: rental rate. Developed land costs typically account for 

about one-quarter of the total house cost. For a $100,000 
home land would cost about $25,000 or the land component of 
a $450/month apartment would be slightly over $100/month. 
Land costs in the Bay Area have consistently been increasing 
Since World War II. This has been the result of decreasing 
supply as San Mateo County cities reach the build out stage, 
inflation, and population immigration causing increased 
demand for housing. This increase has an adverse effect on 
the ability of households to pay for housing, particularly 
low and moderate income households. For example, each $250 
increase (1% of a $25,000 property) in the cost of land 
results in slightly over $10 per month added to the housing 
COSt. 
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Construction cost increases have effects on the ability of 
consumers to pay for housing similar to land cost increases. 
Construction cost increases are due to the cost of materials, 
labor and higher government imposed standards (e.g. energy 
conservation requirements). 


Interest rates can be particularly detrimental to the consumer's | 
ability to pay for housing. For example, a 1 percent change | 
in interest rate (i.e. from 11 percent to 12 percent) would 
cause the monthly payment on a $70,000 mortgage to increase | 
by $54. A similar effect occurs on rental rates. Such | 
increases can price many households out of the reach of | 
otherwise affordable housing. The high interest rates are 
primarily responsible for low rate of rental housing construction 
during the past few years. Most analyists are predicting an 
increase in interest rates. 


While mortgage money is currently available to finance home 
purchases and condominium construction, the housing industry 
is expected to face a significant capital shortfall over the 
remainder of the decade. This will be due to large federal 
deficits which will consume up to 30 percent of funds raised 

in private credit markets. The outlook appears to be difficult, 
particularly for low and moderate income households. Interest | 
| rates will most likely be effected and the competition for 

available funds will probably increase. 


Community Attitude. Half Moon Bay, like other communities 
throughout the Bay Area and State, tends to exhibit an ambivalent 
attitude toward growth and residential development. A segment 

of the local population would prefer to see only limited arowth 
This attitude is reflected in recent public discussions of growth 
limitation ordinances and techniques. Another portion of the 
community promotes growth, consistent with planning objectives 

as stated in the City's Land Use Plan/Local Coastal Plan. 


The community attitude generally supports the provision of 
Single family residential development, as well as multiple 
family residential. The City has been particularly supportive 
of medium density projects, a number of which have been con- 
structed since 1980. Under the current economic conditions, 
there is little profit motive for local developers to build 
multi-family rental housing, the traditional source of 

housing for low and moderate income families. But, in Half 
Moon Bay, developers have been more successful than in other 
communities at developing multi-family housing. | 
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Baie Citizen Participation 


Citizen involvement in the preparation of the Half Moon Bay 
Housing Element was accomplished through the process of 
Planning Commission and City Council study sessions and 

public hearings. 
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eA8) HOUSING GOALS, OBJECTIVES AND POLICIES 


spyee General Strategy 


Half Moon Bay's basic strategy for increasing housing oppor- 
tunities and fulfilling housing needs is to use incentives to 
help the private sector generate more housing. Incentives to be 
used in developing new housing range from policy and zoning 
techniques to the use of redevelopment powers. Furthermore, 
incentives include a number of more specific items such as: 


A. Encouraging continued construction of conventional housing. 


B. Zoning certain areas for higher densities with the objective 
of developing more affordable housing. 


C. Encouraging more extensive use of mobile homes and factory- 
built housing. 


D. Encouraging development of no-frills housing. 


E. Allowing use of existing substandard lots for affordable 
housing. 


F. Exercising the use of redevelopment powers and funding 
sources to provide affordable housing. 


In addition, the community intends to utilize its existing 
housing stock to partially satisfy its housing need. Second 
housing units in single family neighborhoods and shared housing 
will be used to expand the opportunities available within the 
current housing stock. 


Half Moon Bay's role in helping to meet the needs of low and 
moderate income persons and families should primarily be to 
create a regulatory and public service environment conducive 

to county assistance. Without assitance, the city does not 
have adequate resources to meet all housing needs. Other 
governmental agencies, such as San Mateo County's Housing 

and Community Development Division and the County Housing 
Authority, have major implementing capabilities. Cooperation 
with these agencies is essential for meeting the city's low and 
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moderate income housing needs. 


The city places a high priority on providing housing oppor- 
tunities for residents and employees in Half Moon Bay and in 

the coastal zone. Of special concern are the elderly and 

young families who are often most severely impacted by housing 

costs and availability. Half Moon Bay's strategy for meeting 

these needs is to apply a high priority to these groups | 
whenever distribution of scarce housing resources becomes a 

City. function. 


ehyclew Definitions 


A. "Affordable Housing": Housing with a contract rent or 
price affordable by very low, low and moderate income 
households, based on currently accepted standards (monthly 
rent paid by tenant less than 30% of gross monthly income 
Or purchase price no more than three times annual income). 


B. "Assisted Housing Unit": A housing unit which is under a 
Section 8 housing assistance payments contract, which is 
Subject to a similar public subsidy or which is made 
available on equivalent terms by a private developer or 
Property owner. 


C. "Below-Market-Rate Income Household": A household whose 
income,with adjustments for household size, does not 
exceed 120% of the median household income of the San 
AEH ee sino Standard Metropolitan Statistical Area 

SMSA) . 


D. "Household Income Levels": A household income, adjusted 
for household size, which is based on the median income 
of all households in the SMSA. Various inconie levels are 
classified as follows: 

1. "Above Moderate Income" - Over 120% of the median 
2. "Moderate Income" - 81% to 120% of the median 
3. "Low Income" - 51% to 80% of the median 


4. "Very Low Income" - 50% or less of the median. 
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ey segs! Goal: Facilitate the private development of housing in an 
attempt to meet the identified housing needs for all income 
levels of the community. 


The following objectives are designed to accomplish this 
goal: 


A. Realize the construction of 2500 new housing units in 
Half Moon Bay during the next 10 years. 


B. Increase the available housing stock for the various house- 
hold income levels, by the following percentages, up to 
the maximum units needed to satisfay Half Moon Bay's share 
of the regional housing need, during the ten years from 


1980-1990: 
Percentage of Units Needed to Satisfy 
Income Total Needed Half Moon Bay's Share 
Category Units* of Regional Need 
1980-1990 | 
1. Above ew coca | 
Moderate 46% 545 
2. Moderate 20 237 
3. Low 15 178 | 
| 4, Very low 19 ceo 


C. Maintain the percentage of multiple family dwelling 

| units at about 25% of the housing stock. Multiple family 
dwellings are those buildings or building groups on a 
Single parcel containing three or more dwelling units. 


D. Accommodate, within the City, all projected total Mid- 
Coast housing needs which are not met in the unincorporated 
areas. 


E. Distribute and locate new below-market-rate housing 
units throughout the City as much as possible in 
accordance with available and suitable sites for house- 
holds of different size in order to avoid excessive 
concentrations of below-market-rate housing in one 
neighborhood. 


* ABAG Housing Needs Determinations, San Francisco Bay Region, 
July, 1983 
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F. Encourage mixed residential and commercial uses in 
the community core as a means of providing more 
affordable housing near transportation, jovs and 
Shopping. 


G. Realize an increase in rental housing stock through 
the typical process of renting investor owned units 
in new condominium projects. When condominiums 
are built, some of the units are purchased by investors 
and rented. This is a market phenomenon that creates 
new rental housing as a byproduct of condominium 
construction. 
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Policy 5-1 


Within the limitations of the private housing market and public facilities 
constraints, the City shall work with private developers to encourage new 
housing development. 


Policy 5-2 


Continue an existing agreement and cooperate in an existing Home Mortgage 
Finance Program with San Mateo County, in which the County will issue 
Home Mortgage Revenue Bonds to provide funds to eligible households to 
acquire home mortgages in Half Moon Bay, as well as other areas of the 
County. City Resolution 101-80 approved an Agreement of Cooperation 
between the County of San Mateo and City of Half Moon Bay for this 
purpose. 


Policy 5-3 


For sponsors of low and moderate income housing, establish resale controls 
to assure that below market-rate housing units remain affordable in the 
future. Use the Consumer Price Index as a measure of reasonable cost 
appreciation for affordable housing units. 


Policy 5-4 


Establish a system to monitor the development and continued existence of 
affordable housing in Half Moon Bay in order to facilitate required 
housing element updates. 


Policy 5-5 


Require that all new development, including that which provides signi- 
ficant housing opportunities for low and moderate income persons, 
maintains a sense of community character by being of compatible scale, 
Size and design. 
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Policy 5-6 


Establish the following priorities for sale or rental of assisted 
housing units to low and moderate income families: 


A. Persons holding coastal zone jobs. 


B. Young persons or children of families who have established 
coastal zone residency for a minimum of five years. 


C. The elderly (65 and over). 


Pn ee Goal: Conserve, improve and expand the use of Half Moon 
Bay's housing stock. 


A. Maintain an adequate supply of multiple-family rental 
housing within the community. Approximately 25 percent 
of Half Moon Bay's housing stock should be multiple- 
family, rental units. 


B. Conserve existing structures which provide housing for 
low and moderate income persons. 


C. Promote the improvement, maintenance and enhancement of 
the existing housing stock through ongoing private 
remodeling efforts. 


D. Establish a rehabilitation program to be implemented during 
the next five years utilizing the rehabilitation programs 
of the San Mateo County Housing and Community Development 
Division, or other similar funding sources. 


E. Encourage the legal use of second units in existing single 


family dwellings as a means of expanding the use of existing 
housing stock. 


Policy 5-7 


Prohibit conversion of rental units to condominiums when the vacancy 
rate of rental units in the City is 5 percent or less. 


Policy 5-8 


Prohibit the demolition of structures which provide housing for low 
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and moderate income persons, unless the structure poses a health 
and safety hazard or unless comparable housing is provided. 


Policy 5-9 


Promote the conservation and improvement of the condition of existing 


housing stock, and encourage remodeling and expansion efforts by 
homeowners. 
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Policy 5-10 


Establish programs for rehabilitation of substandard housing in the 

City by competing for small-City Block Grant funding and state deferred 
loan money for rehabilitation; and/or by establishing a revolving fund 
within the City's General Fund for loaning money or subsidizing interest 
on rehabilitation loans for households in need and without means. 


Policy 5-11 


Allow the use or construction of a second dwelling unit, in conjunction 
with a single family house, upon issuance of a Conditional Use Permit 
and incorporating the following standards: 


A. Height, bulk and coverage restrictions applicable to the zoning 
district in which the structure is located shall not be exceeded. 


B. Maximum population permitted shall not exceed 1.01 persons per 
room, exclusive of bathrooms and closets. 


C. Additional off-street parking shall be provided on the basis of 
One space for each bedroom in the second dwelling unit. 


ayo) oe) Goal: Give special consideration to the expansion of housing 


opportunities for the elderly, handicapped, low and moderate 
Income persons, and farm workers. | 


The following objectives are designed to accomplish this goal: 


A. Expand the supply of elderly housing over the next 10 
years, particularly in the multi-family designated areas 
and in the central core. 


B. Provide handicapped access and facilities in all new 
residential structures of 2] or more units, and require 
that at least one percent of those units be designed for 
the handicapped. 


C. Provide incentives for the development of affordable 
housing for persons of low and moderate incomes. 
Incentives to be utilized include the following list 
when appropriate controls are instituted to assure continued 
affordability of such units: 


1. Use of substandard sized lots on scattered sites 
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throughout the City for single family detached 
dwellings. 


2. Use of substandard sized lots in duplex zones for 
one or two family dwellings. 


3. Institute priority review and permit processing for 
affordable housing projects. 


4. Implement a mixed-use zone in the central core. 


D. Integrate farm employees into the housing stock of the 
community rather than providing special farm labor housing 
On separate sites. 


Policy 5-12 


When legal mechanisms are established to assure continued long-term use 
of the development for the elderly, encourage development and expansion 
of housing opportunities for the elderly through use of incentives | 
established in the Zoning Ordinance, such as: smaller allowable unit 
sizes; parking reduction; common dining facilities; and fewer, but 
adequate amenities. 


Policy 5-13 


Enforce those provisions of the Uniform Building Code which require 
handicapped access and facilities in multiple family residential 
structures. 


Policy 5-14 


Permit development of affordable housing, on lots which do not meet 
the minimum lot-area or width requirements of the Zoning Ordinance on 
scattered sites within existing neighborhoods, and partially developed 
subdivisions zoned for single family detached dwellings, in accordance 
with the following criteria: 


A. Where two or more adjoining lots are each less than 
thirty feet wide and cannot be combined so as to 
produce one building site meeting the lot width and area 
requirements, accept applications only for construction of 
attached low or moderate income housing (0 side yard) 
provided that: 


1. No more than five of such houses may be constructed 
on any site. 
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2. Rear and front yard requirements shall be the same 
as those provided in the Zoning Ordinance for detached 
dwellings. 


3. Side yard requirements shall be the same as for detached 
dwellings where such attached housing adjoins a lot on 
which a detached dwelling may be built or is located. 


4. Each resulting lot shall have a minimum width of 
20 feet and a minimum area of 2,000 square feet. 


5. There shall be a minimum frontage of 40 feet for a two 
unit dwelling. 


6. Each unit shall be made available for low and moderate 
income households. 


7. There shall be at least one off-street parking space 
for each unit. 


B. Where a lot 30 feet wide or less adjoins a lot, whether 
occupied by a dwelling or vacant, meeting minimum require- 
ments; accept applications only for construction of attached 
low or moderate income housing (0 side yard) on such lot and 
One adjoining lot provided that: 


1. No more than three housing units may occupy the two 
combined lots. 


2. Rear and front yard requirements shall be the same 
as those provided in the Zoning Ordinance for detached 
dwellings. 


3. Side yard requirements shall be the same as for detached 
dwellings where such attached housing adjoins a lot 
which a detached dwelling may be built or is located, 
except if the adjoining lot is included in the project. 


4, Each new unit shall be made available for low and moderate 
income households. 


C. Where an individual lot 30-50 feet wide fails to meet the 
minimum lot width or lot area requirements, and cannot be 
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combined with an adjoining lot other than the lot already 
meeting such minimum requirements, accept applications only 
for the construction of a low and moderate income detached 
dwelling meeting the minimum yard requirements of the Zoning 
Ordinance, even if failing to meet the maximum lot coverage 
requirements, provided that such dwelling is made available 
for low and moderate income households. 


Policy 5-15 


Permit development of low and moderate income housing in duplex zones on | 
lots which do not meet the minimum lot area or width requirements of the | 
Zoning Ordinance. By accepting applications for the construction of low 
and moderate income single family or two-family dwellings meeting the 
minimum yard requirements of the Zoning Ordinance on lots having width of 
at least 40 feet, even if these lots fail to meet the maximum lot coverage 
requirements, provided that such units are made available for low and 
moderate income households. 


Policy 5-16 | 


Limit the total number of affordable units permitted to be developed in 
accordance with Policies 5-14 and 5-15 to ten percent of the total number | 
of existing and potential housing units within an individual neighborhood 
or subdivision as defined in maps contained in the Implementation Section 
of this element, and in Chapter 9 - Development of the LCP. They shall be 
allocated on a first-come first-served basis. 


Policy 5-17 | 


Through appropriate controls, developers and/or property owners shall be 
required to take adequate steps to ensure, by one of the following methods, 
that low and moderate income units, provided as required, remain affordable 
and available to low and moderate income households for the life of the 
units. 


A. Ownership housing 
1. Require resale controls sufficient to maintain low and 


moderate income units at affordable levels for the life 
of the unit. 


2. Require that such resale controls limit the appreciation 
of equity and provide that the unit will only be resold 
to an eligible low or moderate income household. 
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B. Rental housing: 


1. Require developer and/or owner to enter into a rental 
assistance program if it is available. 


Policy 5-18 

The project for which Use Permits are sought pursuant to affordable housing 
policies, shall be subject to design approval to ensure their consistency 
with the character and scale of the surrounding neighborhood and for appro- 
priate transitions to abutting detached housing meeting the normal require- 
ments of the Zoning Ordinance. 


Policy 5-19 | 
Amend the Zoning Ordinance to establish priority review and processing for 
affordable housing projects. 


Policy 5-20 
Amend the Zoning Ordinance to provide for mixed residential and commercial 

uses within the commercial core with a Use Permit in accordance with the 
following standards: 


A. Residential uses shall be permitted either above the ground 
floor in multiple story buildings or on the ground floor when 
the residential use occupies less than 50% of the ground floor 
area | 


B. Residential density shall not exceed those permitted in the R-3 
zoning district. 


C. Off-street parking shall be provided for all uses on the site 
as established in the Zoning Ordinance. 


Policy 5-21 

Encourage the use of appropriate state and federal funding programs from 
sources such as the U.S. Department of Housing and Urban Development, the 
California Department of Housing and Community Development, the U.S. Farmer's 
Home Administration and others, should they become available. | 


ae ono Goal: Promote housing opportunites for all persons regardless of race, 
sex, marital status, ancestry, age, national oriqin or color. 
The following objectives are designed to accomplish this goal: 
A. Eliminate, to the extent feasible through City actions, 
discrimination in housing. 
Policy 5-22 


Actively support housing opportunities for all persons regardless of 
race, sex, marital status, ancestry, age, national origin or color. 
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HOUSING PROGRAMS 
Five Year Schedule of Actions 


This section is intended to establish a five year schedule of 
actions which the City is undertaking, or intends to undertake to 
implement the policies and to achieve the goals and objectives of 
the Housing Element. While the five year period covered in this 
action schedule is 1983-1988, housing need determinations cover 
the period from 1980-1990. This is because housing projections 
dre based on U.S. Census information which is collected each 
decade. Therefore, estimated program results will follow the ten- 
year format established by ABAG, but review of results will be 
conducted every six months, and revision of the Housing Element 
will be conducted within five years. The programs are generally 
intended to be implemented through the administration of land use 
and development controls and the provision of regulatory con- 
cessions and incentives. 


Identification of Housing Sites to be Made Available 


The California Government Code requires that the Housing Program 
identify adequate sites which will be made available through 
appropriate zoning and development standards and with public 
services and facilities needed to facilitate and encourage the 
development of a variety of types of housing for all income 
levels, including rental housing, factory built housing and 
mobile homes. 


Program 5-1] 


Construction of Market-Rate Housing - The map entitled "Categories 
of Undeveloped Land," Figure 5.1, shows those areas identified for 
construction of new housing. This map is consistent with the Land 
Use Plan which identifies the densities and types of housing that 
would be most appropriate for these sites. The plan provides for 
a range of housing types including single family, cluster and 
multiple family housing. The City will continue to Support resi- 
dential development and encourage rates in an effort to achieve 
the production of 2,500 housing units by the year 1992. This will 
be accomplished by timely review and processing of applications, 
and staff encouragement of quality development. In addition, the 
staff with Plannina Commission and City Council Support, will 
encourage housing developers to produce units in an affordable 
Price range. This should increase vacancy rates, provide addi- 
tional supply of standard units and promote greater real estate 
competition to help stabilize price increases. 


37 


i a aN 


Sea! 


Expansion of rental housing - While it is anticipated that the 
development of rental apartment buildings in the future will be 
limited, construction of new multi-family condominium 

buildings adds to the rental market. Experience indicates that 
from one-third to one-half of the new condominium units are 
investor owned and rented. By this method the rental housing 
stock within the community is expanded and more units are made 
available for low and moderate income households. 


Assistance in the Development of Housing to Meet the Needs of 


Low- and Moderate-Income Households 


The California Government Code requires that programs be designed 
to assist in the development of adequate housing to meet the 
needs of low- and moderate-income households. 


Program 5-2 


Wlavecrest Restoration Project - Details of the Wavecrest Restora- 
tion Project are described in the LCP:LUP Development component. 
The project consists of consolidation, replatting and development 
of 590 acres of land currently subdivided in substandard, un- 
developed parcels. The project will result in the development of 
up to 1,000 housing units, up to 200 of which will be made avail- 
able to persons of low and moderate incomes. The project will be 
developed in phases with the affordable units interspersed through- 
out the planning area. LCP:LUP policies call for clustering to 
the maximum feasible extent. Primary responsibility for imple- 
mentation of the project will rest with the City Redevelopment 
Agency. 


Program 5-3 


Factory Built Housing and Mobile Homes - Canada Cove Mobile Home 
Park and Hill Top Mobile Home Park are the two major existing 
mobile home parks in Half Moon Bay. Hill Top Mobile Home Park is 
located in an area planned for ultimate development with indus- 
trial uses. Redevelopment of this area will require removal or 
relocation of 65 units in the future. Upon complete LCP:LUP 
implementation, the Canada Cove Mobile Home Park will be the 
primary concentrated mobile home park in the community containing 
309" units’. 


The City permits mobile homes and factory built housing in all 
areas zoned for single family development. Architectural approval 
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is required for any new single family, mobile home and factory 

built housing project. City policy is receptive to development 
of a factory built housing subdivision in an area designated 
Planned Unit Development on the Land Use Plan. Factory built 
housing could also be constructed in the substandard lot areas in 
reponse to Policies 5-14, 5-15 and 5-16. | 


Program 5-4 


Revenue Bond Program - The City has established and will continue 
to participate in a Revenue Bond Program, a cooperative agreement 
with San Mateo County for the purpose of financing home mortgages 
in Half Moon Bay to assist in providing more affordable housing. 
This agreement is pursuant to Section 52000, et. seq. of the 
California Health and Safety Code, was entered into in 1982. 


Program 5-5 


Second Housing Units - This program involves the legalization of 
second housing units when provided in conjunction with a single 
family residence. A second unit is defined as a detached or 
attached living unit that provides complete, independent living 
facilities for one or more persons. It includes provisions for 
living, sleeping, cooking and sanitation on the same parcel as 
the main residence. The City will amend its Zoning Ordinance to 
provide that second units may be permitted upon the issuance of 
a Conditional Use Permit providing the unit meets specific 
Standards. Those will include: 


A. Units must comply with current building, fire and | 
zoning code regulations. 


B. No more than 1.01 persons per room (exclusive of 
bathrooms and closets) can occupy the structure. 


C. Additional off-street parking shall be provided on the | 
basis of one space for each bedroom in the second | 
dwelling unit. 


D. The structure is subject to architectural approval. 
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Program 5-6 


Mixed-Use Land Use District - Currently, the City of Half Moon 
Bay restricts development in its retail area to commercial and 
office uses. Amendment of this policy and corresponding zoning 
regulations will help to encourage the development of residential 
uses on the upper floors of multi-story buildings in the com- | 
mercial area. This would expand housing opportunities in the | 
area closest to transportation and shopping. The City's policy 
of limiting ground floors to retail commercial uses shall remain 
in effect. 


Program 5-7 


"No Frills" Housing - Since World War II, Americans have become | 
accustomed to various amenities within a home. In recent years 

Such amenities, which are primarily located within the home, have 

become overly expensive and sometimes wasteful. Modern design 

and material usage can substantially reduce building costs while | 
maintaining the aesthetic quality of the home. To eliminate such | 
costs, the "No Frills" home has become a viable housing alterna- 
tive. "No Frills" homes offer the new homeowner an opportunity 
to add amenities to a home over time as the homeowner is able to 
afford them. The City of Half Moon Bay supports the development 
of "No Frills" housing, particularly in those areas where more 
affordable housing is needed, as long as the reduction of 
amenities is designed consistently with Building and Safety Code 
requirements, and within architectural review criteria. 


Program 5-& | 


Shared Housing - This program would be sponsored by a non-profit 
Organization which arranges for the placement of seniors, students 
and others needing housing with individuals who have housing avail- 
able and wish to accept a boarder. A placement office would maintain 
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- Ineffectiveness of current programs at meeting needs. | 
\ ) 


a list of both those people who have available space and those 
who need to rent or otherwise obtain housing in the community. 
The City supports this program through the following action: 


A. City support and approval of the program through adoption 
of a formal resolution of support. 


B. Provision of office space and telephone for a part-time 
Organization worker. 


C. City participation in funding, advertising and information 
dissemination about the program. 


Program 5-9 


Construction of Affordable Housing on Substandard-Sized Lots - 
This program would permit development of housing units on parcels 
which would otherwise be considered of insufficient dimensions for 
residential development. This program is based on the condition 
that the housing be affordable to moderate or low income housholds 
and that the criteria specified in Policy 5-14, A, B and C be met. 


Address and Remove Governmental Constraints 


The California Government Code requires that a community address 
and, where appropriate and legally possible, remove governmental 
constraints to the maintenance, improvement and development of 
housing. Programs 5-4 and 5-7 respond to this requirement as 
does the following programs, 5-8, 5-10 and 5-11. 


Program 5-10 


Update Information Program - The Half Moon Bay Planning and 
Building Departments have created an automated information 

system in which is recorded all the potentially developable 
property as defined in the LCP/LUP, Table 9.1, Categories of 
Undeveloped Land in Half Moon Bay. The number of units which are 
allowable in each neighborhood or future neighborhood, and the 
projected phasing of development by neighborhood are recorded in 
the Geographic Information System in mapped and tabular format. 
Figure 5.1 is a computer-generated map of the LUP information. 
This computer system will allow the City to continually monitor 
and update their housing programs, and to update and modify their 
policies and programs in response to: 


- Changing regional needs and policies 
- Changing local needs 
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Appendix A, B and C include updates of the amount and afford- 
ability of housing units in Half Moon Bay, based on 1980 U.S. 

Census data and building department records between 1980 and 1983. 
Program 5-9 will require that the City perform a similar update 
every six months in order to assess and reevaluate the effectiveness 
and success of their programs and policies at meeting the goals 
expressed in this element. 


Conserve and Improve Existing Affordable Housing Stock 


The California Government Code requires that the Housing Element 
contain programs which address conservation and improvement of the 
condition of the existing affordable housing stock. 


Program 5-11 


Limitation on Condominium Conversions - Half Moon Bay has 
established a program of limitation on condominium conversions. 
Two basic standards must be met prior to permitting the 
conversion of a rental apartment to condominium: (A) The 
vacancy rate of the City's housing stock must be in excess of five 
percent, and (B) the project must substantially meet existing 
codes and standards. This program is designed to conserve the 
City's existing affordable rental housing stock by preventing 
condominium conversions when replacement units are unavailable. 
In addition, when conversions are allowed, the building is re- 
quired to be improved to current standards. 


Program 5-12 


Remodeling and Improvement of Existing Units - Considerable 
remodeling and expansion of existing housing units within the 
community has occurred over the past decade. This trend is expected 
to continue and provide Half Moon Bay residents with a means of 
improving their housing opportunities without acquiring new 

housing. The action involves City encouragement of the remodel ing 
and improvement of existing units. In this way the City will be 
acting to remove governmental constraints and will therefore 
increase affordable housing opportunities using current housing 
stock. 


Program 5-13 
Recommend and Promote Energy Conservation in Existing and New 


Housing - This action involves City encouragement of energy 
conservation features in existing and new housing plans. City 
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staff will be directed to recommend use of passive and active 
solar design features in the construction of new or remodeled 
housing. The city will maintain and distribute literature on | 
passive and active solar design, insulation techniques, utility 
bill savings and tax advantages of energy conservation techniques. | 


546 Promote Housing Opportunities for all Persons 


The California Government Code requires that the City's housing 
program promote housing opportunities for all persons regardless 
of race, religion, sex, marital status, ancestry, national 
Originsorm color 


Program 5-14 


Support of Non-Discrimination in Housing - The City supports | 
the concept of non-discrimination in housing. While the City 

does not have the resources to actively enforce non-discriminatory 
housing laws, persons requesting information or assistance 

relative to Fair Housing discrimination complaints shall be 

referred to the County Community Services Department and provided 

with State and Federal printed information concerning Fair Housing 

Law, rights and remedies available to those who believe they have 

been discriminated against. 


B47 Estimated Results of Programs 


The following section and Table 5-9 include the quantified 
objectives of the 1983-88 five-year schedule of actions. Table 
5-9 shows the number of housing units which are estimated to be 
generated in each income category or conserved through imple- 
mentation of the various programs for the decade 1980-1990. 


The estimates are based on a number of assumptions. Program 5-1, 
Market Rate Housing Construction, which declined dramatically | 
during the period from 1980-83, is optimistically assumed to 
accelerate through the “election year" and beyond due to steady 
construction and mortgage interest rates. This acceleration 

will produce a rate consistent with the City's LCP/LUP estimates. 
Market rate housing will be affordable primarily to persons of 
above-moderate and moderate incomes. In general, single family 
style residential development is affordable to above-moderate 
income households and multiple-family residential development 

is more likely to be within reach of moderate income households. 
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The unit projections for Program 5-3 are based on estimated 
ownership costs for the Canada Cove Mobile Home Park Expansion, 

which is currently under construction. Based on local space 
rental amounts and mortgage rates, the cost of housing in this 
Park was estimated as affordable to low income households. 


Program 5-5, 5-6 and 5-8 are anticipated to generate 200 units of 
affordable housing, by expanding the utilization of existing 
residential and commercial neighborhoods. 


Program 5-7, the "No Frills" housing program is designed to 
reduce the cost of single-family residential development to 
| within the affordability level of 10 moderate income families. 


Program 5-9, the Development of Affordable Housing on Sub- | 
standard-Sized Lots, has potential to generate 42 units of 
affordable housing based on estimates by the City. 


Housing units to be conserved or improved under Programs 5-11, 
5-12 and 5-13 are also estimated in Table 5.9. 
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TABLE 5.9 SUMMARY OF ESTIMATED PROGRAM RESULTS | 
1980-1990 
UNITS GENERATED BY INCOME CATEGORY 
PROGRAM 
ABOVE LOW AND 
MODERATE MODERATE VERY LOW TOTAL 
5-1 Construction of 
Market Rate Housing 375 208 6 589 
5-2 Wavecrest Restoration 1709 0 67 231 
5-3 Factory Built and 
Mobile Homes 7] fl 
5-4 Revenue Cond 5 3] 36 
5-5 Second Housing Units 50 50 
5-6 Mixed Use District 50 50 
5-7 "No Frills" Housing 10 10 
| 5-8 Shared Housing 100 100 
| 
9-9 Substandard-Sized Lots __ 14 pce 42 | 
Total Units Generated 545 rae W 403 1185 
5-10 Update Information Not possible to cuantify | 
System | 
5-11 Limit Condo Based on past records, it is estimated that 50 
Conversion units will be conserved between 1980-90 as 
a result of this limitation 
5-12 Remodeling and Based on past records, it is estimated that 
Improvement 400 units will be remodeled and enhanced 


between 1980-90 
5-13 Energy Conservation Not possible to quantify 


5-14 Support Non- Not possible to quantify 


Discrimination 
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525m Actions Directed by City Council 


A. Policy Direction Through Housing Element Adoption 
1. Program 5-1: Construction of Market-Rate Housing 


By adoption of the Housing Element the Gity Counc | 
directs its staff to accomplish timely review and 
processing of housing related applications. This 
includes working with applicants to insure consistency 
of development plans with City policies and ordinances, 
completing timely environmental review and scheduling 
for prompt public review. In addition, staff is 
directed to encourage housing developers to produce 

Or include within their project units in an affordable 
price range. 


2. Program 5-7: "No-Frills" Housing 


By adoption of the Housing Element the City Council 
directs its staff to encourage individual builders or 
project developers to construct "no-frills" housing, 
particularly in those areas identified as needing more 
housing for low and moderate income households on the 
"Projected Housing Development" maps. 


3. Program 5-12: Remodeling and Improvement of Existing 
Units 


By adoption of the Housing Element the City Council 
directs its staff to accomplish timely review and 
Processing of applications for remodeling and improve- 
ment of existing housing units within the Gity. Further; 
the staff is directed to inform citizens of the Citys 
support for the second housing unit program and to 
disseminate information on energy conservation. 


B. Procedural Resolution Adoption 
1. Program 5-10: Update Information Program 
This program would require City Council adoption of a 
resolution directing staff to take steps necessary to 


record sufficient data on all new housing units 
intended for use in updating the Half Moon Bay Housing 
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Geographic Information System. Minimum data should include 
location, number of units, area of unit and price. The 
resolution should direct staff to update the City's progress 
in meeting its housing goal every six months and to report 
its findings to the City Council. 


2. Program 5-8: Shared Housing 


This program would require City Council adoption of a | 
resolution directing staff to provide limited office space | 
and telephone for one or two days a week for a non-profit 
corporation representative to be in the community to work 
with those who need housing or have residential space 
available. The City will contribute to this program by 
publishing and distributing information about the program 
in the community. 


3. Density Bonuses and Other Incentives 


City Council adoption of a resolution establishes pro- 
cedures for carrying out the density bonus and other 
incentive provisions of California Government Code section | 
65915. The resolution will include procedures for deter- | 
mining density bonuses or other incentives of equivalent 
value and provisions for legislative body approval of the 

means of compliance. 


5.5.2 Ordinance Amendments 
A. Zoning Ordinance Amendments 
1. Program 5-3: Factory Built Housing and Mobile Homes 


| Amend Zoning Ordinance Section 18.06.020 by adding mobile 
homes and factory built housing as a new subsection to the 
list of permitted uses. Section 18.06.100 referring to a 
1981 interim ordinance should be repealed. 


2. Program 5-4: Revenue Bond Program 


By their adoption of Resolution 101-80, the City Council 
elected to participate with San Mateo County in their 
Revenue Bond program. That program provides below market 
rate interest loans to sponsors of low and moderate income 
housing at various locations in the County. Project 
sponsors may submit proposals to the County Department of 
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Housing Development for review and approval. Commitments 
are issued on a competetive basis. In addition, staff is 
directed to refer potential project sponsors to the County 
in order to encourage this program. 


3. Program 5-5: Second Housing Units 


Amend the Zoning Ordinance Section 18.06.020 by adding "One 
accessory dwelling unit" to the list of uses permitted subject 
to securing a Use Permit. Also, add a new section to Chapter 
18.06 which provides that the accessory dwelling unit meets the 
following specific standards: 


The unit shall comply with current building, fire and 
zoning code regulations 

No more than 1.01 persons per room (exclusive of 
bathrooms and closets) may occupy the structure 

One additional off-street parking space shall be provided 
for each bedroom in the accessory dwelling unit 

Any exterior structural alterations shall be subject 
to architectural approval. 


4. Program 5-6: Mixed-Use Land Use District 


The City has amended the Zoning Ordinance Section 18.14.020 to 
Provide that residential uses may be permitted in the C-2 
District subject to securing a Use Permit. Such residential 
uses shall be located either above the ground floor in multiple- 
Story buildings or on the ground floor when the residential use 
occupies less than 50% of the ground floor area. Residential 
densities shall not be permitted to exceed those specified in 
the R-3 zoning district. 


5. Program 5-9: Development of Affordable Housing on Substandard- 
Sized Lots 


Amend the Zoning Ordinance, Chapter 18.06 to permit development 
of affordable housing on lots which do not meet the minimum 
lot-area or width requirements, in accordance with the criteria 
listed in Policy 5-14. 

5.5.3 Information Dissemination 


A. Program 5-13: Recommend and Promote Energy Conservaton 
in Existing and New Housing. 


City staff will obtain, maintain and distribute literature to 
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housing developers within the City on active and passive solar 
design, insulation techniques, utility bill savings and tax 
advantages of energy conservation techniques. 


B. Program 5-14: Support of Non-Discrimination in Housing 
City staff will obtain, maintain and distribute literature 


to housing developers, realtors and citizens on rights 
and obligations related to non-discrimination in housing. 
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TABLE 5.10 HOUSING IMPLEMENTATION SUMMARY 


(ap} * 

at Li 

lu —_ — 

Ee Oo a) aa) 

<= wae —> SS a 

LJ <x =) — me < 2) 

—l aoa mel) Fas ae =) = S = 

— uJ — east Fak ora ff ars aie ht (=) 

Sree Si (S) asl) Ges (j= S Lu Lu OF ke Cc. 

=< Ui) Fee Pet Ta (SS) ce m Li —_ ( ¢5 — <r O Y 

Sy (SS) Fae Dove Ore Cp) GG) 2 faa) <= e= ca WwW 

Or OO oe DE uu m— = oD e cH wi jes 
OFZ = Oo 2 = Ss >is Ou > PEE IE TE (OS 

Onk- Srna as Fas mH ZzO oe LI Sw tote Lk 

~wWwna ~ Ww Oo © HS QAnSs aos papel) Yess) own = >) Le 

Bijan = 2 erase ae aw = Te SS Lwn eo; = 
— — lu pa De a | ae =) (Na) 

PROGRAM Oo wer (oon oP Set oct) oa SO) Se 


5-1 Construction of 
Market Rate Housing 


x 
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Co 
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5-2 pial ae Restoration X PD, BD 

5-3 Factory Built x : 
Housing & Mobile Homes 

5-4 Revenue Bond Xx = 

5-5 Second Housing Units x PD; 38D 


5-6 Mixed Land Use = 


5-7 No Frills Housing x PD. BU 

5-8 Shared Housing X ae 

5-9 Substandard-Sized x PD, BD 
Lot 

5-10 Update Information x Pp 
Program 

5-11 Limitation on i ee 
Condominium 
Conversions 

5-12 Remodeling Existing X AB cog sy 
Units 

5-13 Promote Energy x PD 
Conservation 

5-14 Promote Housing Xx PD 


Non-Discrimination 
* PD - Planning Department Staff 


BD - Building Department Staff 
- - No Staff Resources Committed 
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APPENDIX A 
TABLE HA-1 HISTORIC POPULATION TRENDS AND PROJECTIONS 
ead OCR Ow (Popul piicmeewee = Source 
1950 | 
1960 Tj057; U.S. Census | 
1970 4,023 U.S. Census 
1980 7] ,coe U.S. Census | 
1990 11,258 HMB LCP/LUP 
1995 136974 HMB LCP/LUP 
2000 14,077 HMB LCP/LUP 
2000 20),./,00 ABAG, Projections '83, Includes 


City Sphere of Influence 


| TABLE HA-2 RECENT TRENDS IN LOCAL AND REGIONAL POPULATION 


Half! Half* San Nateo! San Mateo —Bay!*3 gay2*3 


Moon Bay Moon Bay County County Area Area 
1970 1980 1970 


Total 
Popula- 
tion 4,023 inscoe 556,204 IG) .329 Goljaeooe 45476792 


UsS. Gensus. 1970 


U.S. Census, 1980 


3 Includes only Alameda, Contra Costa, Marin, San Francisco, San Mateo, 
and Santa Clara Counties. 
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TABLE HA-3 AGE CHARACTERISTICS 


Half Moon 

Age Bay 
Groups 1970 

# of 

persons 
under 5 373 
5 =. 9 454 
10 - 14 420 
1Ss19 319 
20 - 24 248 
20 =) 34 666 
35 - 44 506 
45 - 54 415 
Soe) 158 
60 - 64 ee 
65+ o32 
Totals 4,023 


C7 
/o 


100 


Half Moon 
Bay 
1980 
# of fo 
persons 
493 i 
one) i 
556 8 
576 § 
535 7 
1,413 19 
1.196 16 
660 9 
453 6 
302 a 
622 9 
7 5282 100 
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San Mateo 
County 
1970 

0 
persons 
42,939 
Sleace 
52-973 
48 ,545 
43,917 
105521 
69 ,026 
Tone 
29 ,080 
22,367 


Aes he 


556 ,234 


/o 


3 
14 
12 
14 


106 


San hateo 

County 
1930 
0 
persons 
34 ,046 
33.5009 
4] ,514 
48 ,282 
51,149 
106 ,880 
i14435 
68 ,456 
36,903 
PASSO OH LL 


61,356 


Spey CY as) 


/o 


100 


TABLE HA-4 LOCATION OF THE ELDERLY* 


Census Block Total # Of People Age % Of Total 
Tract Group Population 65 and over Age 65 and over 
6135 5 501 30 6 

6 1413 72 5 
7 160 0 0 
5137 1 921 116 13 
3 929 66 7 
4 885 50 6 
S tS5 9 6 
6 1175 268 23 
9 1143 1] ] 


For neighborhood names refer to Table HA-6 and HA-7. 


TABLE HA-5 RACIAL CHARACTERISTICS AND PERSONS OF SPANISH ORIGIN 


Half Moon Half Moon San Mateo San Mateo 
Bay Bay County County 
Race 1970 1980 1970 
# of % # of vy 0 "5 0 vf 
ersons ersons persons persons 
White 3,905 97 6,674 92 507 ,655 9] 465,660 #80 
Black 19 ] ie: 2 26,085 5) S52075 6 
Am. Indian, 
Eskimo, 
Aleutian - - ike <] - = Coons <=)! 
Asian and 
Pacific 
Islander - - 248 5 - - 59,468 10 
Other* 99 2 234 3 22 464 4 24.3110 4 
Spanish 
Origin Jes) 1] Pe eGon hz 


Data from the 1970 Census provides no further racial categorization beyond: 
"White", "Black" and "other". Therefore the "other" category would 

include persons from the "American Indian" and "Asian" categories defined 
in 1980. 


A-4 
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TABLE HA-6 NONINSTITUTIONAL DISABLED PERSONS OVER 16 YEARS OF AGE 


Persons with 
Census Block Total # Persons Public Transpor- 


Neighborhoods Cac Group in Block Group tation Disability 
# to 

Miramar, City of Naples, 

Frenchmen's Creek 6135 5 501 6 heer: 

Casa del Mar, Ocean Shore 

Terrace, Pilarcitos Park 6 1413 1] 0.8 

Grandview Terrace, Newport 

Terrace, Seahaven 7 160 0 0.0 

Ocean Colony, Canada Cove 6137 ] 921 28 52.0 
Spanish Town 3 929 17 iets: 
Arleta Park 4 885 20 pee 
Arleta Park 5 115 0 0.0 


Spanish Town, Arleta 
Park East, Community 
Core 6 | Lis 70 6.0 


Arleta Park 9 1143 0 0.0 


A-5 


ae 


TABLE HA-7 LARGE HOUSEHOLDS AND FAMILIES WITH FEMALE HEADS 


# of 
Total # of Households Family of 
Households with more Households 
Census Block in than with 


Neighborhoods Tract Groups Block Group 6 members % Female Heads vi 


Miramar, City 


of Naples, 

Frenchmen's Creek 6135 5 163 4 ae 6 ony, 

Casa del Mar, 

Ocean Shore 

Terrace, Pilar- 

citos Park 6 456 29 6.4 39 8.6 

Grandview Terrace, | 

Newport Terrace, 

Seahaven if 53 BS 24 .5 10 18.9 

Ocean Colony, 

Canada Cove 6137 ] 42] 8 ee) 12 2.9 
Spanish Town 3 33 ao 126 24 fee: 
Arleta Park 4 256 16 6.3 16 662 
Arleta Park a 54 0 0 2] 329 
Spanish Town, 

Arleta Park 

East, Community 

Core 6 530 3 0.6 42 Tag 
Arleta Park 9 366 2] Sma) 20 55 


TABLE HA-8 EMPLOYMENT PICTURE 


Persons 16 Yrs. Number in Number Number Number 

Old and Over Labor Force Employed Unemployed Unemployed 

1970 1980 1970! 1980 1970! 1980 1970! 1980¢ 1970! 19802 
Males 1355 2700 1085 2260 1009 2183 66 Tt Ont S94 
Females 1374 2869 501." 1647 476 1622 25 25 50) 125 


U.S. Census 1970 


U.S. Census 1980 


TABLE HA-9 LABOR FORCE STATUS BY RACE AND SPANISH ORIGIN 


Total White Black Indian Asian Spanish 


Armed Forces 18 18 0 0 0 0 
Civilian Labor Force 4202 3624 51 0 105 422 
Employed 4088 SOL6 51 0 105 410 
Unemployed 114 102 0 0 0 12 
Not in Labor Force 1750 145] 4] 0 104 154 


a ee re 


TABLE HA-10 EMPLOYMENT BY OCCUPATION 
1970 1970 1970 1980 1980 1980 
Occupation Number Percent Occupation Number Percent 
Tyne Employed Citywide Type Employed Citywide 

Professional 242 16.3 Professional Specialty 424 dehisy) 

Managers 104 7.0  Exec., Admin., Managerial 546 14.3 

- - - Technicians and Related 118 Sl 
Support 

Sales Workers 84 )./ = sales 43] pers 

Clerical 226 i582." Adm: Sdp incl Clerics | 610 16.0 

Craftsmen ZU) 18.2. Precision Prod... Graft 444 Tite 
and Repair Service 

Operatives 134 9.0 Machine Uper., AssmbIrs. 146 3.8 

(except Transport) and Inspectors 

Transport Equip. 33 2.2 Transportation and Material 132 Sst) 

Operatives Moving 

Laborers (except 154 10.2 Handlers, Helpers and 302 7.9 

farm) Laborers 

Farm Laborers 64 4.3 Farming, Forestry and 213 536 
Fishing 

Service Workers 166 11.2 Protective and Other 407 1s? 
Services 

Private Household 1] 0.7 Private Household 32 10 

Workers 

Totals 1485 100.0 3805 100.1 
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TABLE HA-11 PLACE OF WORK FOR HALF MOON BAY RESIDENTS 


Elsewhere 
San Francisco in | 
Half Moon and Oakland San Mateo Cutside 
Bay Central Cities County County 
% of Workers 29S 10.0 50 41 10.6 
# of Workers* Wis 380 1906 403 


x 
Derived statistically from the number who reported in the 1980 census. 


TABLE HA-12 TRAVEL TIME TO WORK 


Travel Time in Minutes 


Under 60 
5 5-9 10-14 15-19 20-29 30-44 45-59 over 
Number of ; 
workers* 197 581 Sie 191 442 1226 318 28] 


*k 
Does not include those that work at place of residence. 


Source: 1980 U.S. Census 
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TABLE HA-13 MEANS OF TRANSPORTATION TO WORK 


) 


(Like 


in Car, 2 per- 3 per- 4 per- 5 or more Public 
ruck son son son persons Transp. 


# of 
Workers 2412 699 143 7] 23 42 194 67 48 


O 
»y fob) 
oJgae 
2 
Yn «a at Ta 
i= fa) 
o- we 
‘ sf oO 
Drive Sas 
Alone Carpool cro ie ae 
= + ee 
+O ) 
SS 


Walked 


b 


# of Workers 
Reporting 0522 18.9 3.9 1.9 0.6 ee) Sas ies es 


TABLE HA-14 LOCAL EMPLOYMENT PROJECTIONS BY INDUSTRY SECTOR 


EMPLOYMENT 1980 1985 1990 1995 2000 
Agriculture and 
Mining 1603 1460 1270 1270 1260 
Manufacturing and 
| Wholesale 106 130 120 230 1130 
| Retail 734 830 920 1050 1140 
Services 926 1010 1090 1170 1240 
Other 726 860 980 1010 1080 
TOTAL 4095 4300 4400 4700 5800 


Source: ABAG, Projections '83 
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TABLE HA-15 NUMBER AND TYPE OF UNITS AND HOUSEHOLD SIZE 


Persons 
Percent Percent Per 
Single Multi- Percent Occupied Total | 
Year All Units Family Family Vacant Unit Population 
| fe ee es ON CO Soe el eee 
| 1970 1325 84.5 15.5 5.4 oe 4023 
1980 2726 7226 27e4, lik 279 7282 


TABLE HA-16 AGE OF HOUSING UNITS 


Year Structure Built 
1979-80 1975-78 1970-74 1960-69 1950-59 1940-49 1939 or earlier | 
Housing Age in Years | 
Total 101 617 735 690 236 7 276 
% of Total Sj 22.6 27720 Zo ose: Si8/ 26 1.02.1 
Total Occupied 78 584 709 680 226 65 267 
Qwner Occupied 40 477 592 445 122 51 168 
7, rae 25 ec ob ar’s (aE 0) 6.4 7 | 8.9 
Renter Occupied 38 107 aly, 225 104 14 99 
7 Sag 1520 16.4 82..9 14.6 20 I3ce 
Vacant 23 Bi) 26 10 10 6 S 
% sey 28.2 come 8.5 2S el se 


CARY, 


TABLE HA-17 HOUSING OCCUPANCY STATUS AND HOUSEHOLD SIZE 


# of Units in 
Structure 


1, Detached 
1, Attached 
2 

3 and 4 

2 or More 


Mobile Home 
or Trailer 


TOTALS 


Occupancy Status 


# Of Persons per Unit 


Total Total Owner Renter Owner Renter 

Year-Round Occupied Occupied Occupied All Units Occupied Occupied 

if fo # %o it fo # % 

1648 = 68 1772 68 1475 78 297 4) S07 3.07 Sel2 
132 5 13255 77 4 DOG 2.08 Z2-30 des’ 
119 4 98 4 25a) (ESS OO) 2.6) 2.88 ey 
123 5 119 5 ly 102 14 32.26 4.47 3205 
190 7 190 7 loo oees 1.87 1.00 195 
314 11 298511 286 15 a2 G7 191 1.00 

2726 2609 1695 714 


TABLE HA-18 HOUSING TENURE 


Years at 1979 to 1975- 1970- 1960- 1950- 1949 or 
Present March 1978 1974 1969 1959 Earlier 
Address 1980 

Percent of 

total units 22-7 40.8 1925 lites Pps) Bay 
Percent of 

total units 

in rentership L2e5 8.4 4.1 een 0 0.3 


TABLE HA-19 OVERCROWDING 


Census. Block Total # Overcrowded Units 
Neighborhoods Tract _ Group Units) The bea. # % 
Miramar, City of Naples, 
Frenchmen's Creek 6135 5 189 0 0 
Casa del Mar, Ocean Shore 
Terrace, Pilarcitos Park 6 440 ae) Bie 
Grandview Terrace, Newport 
Terrace, Seahaven 7 52 0 0 
Ocean Colony, Canada 
Cove 6137 ] 48] 0 0 
Spanish Town 3 336 8 2.4 
Arleta Park 4 261 6 13 
Arleta Park 5 49 0 0 
Spanish Town, Arleta 
Park East, Community 
Cove 6 538 24 4.5 
Arleta Park 9 380 17 4.5 


OF 


TABLE HA-20 INDICATORS OF SUBSTANDARD HOUSING CONDITION AND NEED FOR 
REPAIR OR IMPROVEMENT* 


ose Units Without Without Complete Without Complete 
Census Block Housing Central Heating Fiumbing for Kitchen 
Tract Group Units Equipment Exclusive Use Facilities 
# 7% # io # 7 
6135 5 170 16 9.4 0 0 0 0 
6 436 3] iia 0 0 0 0 
7 S14 20m o8:.5 0 0 0 0 
6137 1 423 0 0 0 0 0 0 
3 319 68 Cal F Pues 4 1.3 
4 261 34 13.0 0 0 8 3.1 | 
3 49 21 42.9 0 0 0 0 
6 524 48 Shes Sher kal See eo 
9 374 Some One 0 0 0 0 


* 
For neighborhood names, refer to Table HA-19 


TABLE HA-21 BUILDING PERMIT HISTORY 


New Dwelling Units 
Year Single Family Multi-Family Total Alterations Additions : 
1978 i 5 16 -- -- 
1979 29 0 29 -- =2 
1980 2] 0 24 -- -- 
198] ae) 6 29 -- -- 
1982 4 3 7 -- ash 
5-year 
average - Weo 


TABLE HA-22 MONTHLY HOUSING COSTS FOR OWNER-OCCUPIED NONCONDOMINIUM UNITS BY MORTGAGE STATUS AND 
SELECTED OWNER COSTS* 


Cost CENSUS TRACT 6135 CENSUS TRACT 6137 
With Block Group #'s Block Group #'s C1Iiy 
Mortgage 5 6 / 9 ] 3 4 5 6 TOTALS 
Total Units # ho # % # * it to # — h # o # % #f to # fh i# rs 
106 227 55 27) 152 187 174 37 82 1266 
0- 99 0 0 0 0 0 0 0 0 62 *389 0 0 0 0 0 0 0 6° O0S5 
100-149 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 00-0 
150-199 0 0 oe / 0 0 fa 23.65 0 Ort 3s (208 2-69 BEI 0 46 3.6 
200-249 0 0 _ byt 372.6 0 Ue ea Wena: 0 OSmalun 92 0 0 0 0 14 60 4.7 
250-299 0 = Zor tz. 6 oa dee: Pala al bball Leal | 0 0. “2OR TORY 2 26 14.9 Sea. O 7 WSs” 93 
300-349 0 AS is ae) 0 0 <2 10.0 0 Oe FS Sy as (3) oh ey 4 0 O3P 15 WW. 6 a 
350-399 0 0 i” 332.2 0 Gs s201 57.8 0 0 Ho Sw ee 307 20'.7 0 0 0 JO" 55 
400-449 4h 13.2 0 0 bale 95 7.0 0 Oe or a a0 8 4.6 0 OP 11 13 558 
x 450-499 Le 10.4 “919 8'.6 0 0 0 0 0 Oeer36420.3 5 229 Tf leis?) 5 85> 6.17 
“+, 500-599 C3pel nd 3581558 CP PAVA DD eV RY PSS) 0 OF eI SRO 32 08552559 /eAoe9 5 188 14.8 
” 600-749 14 13.2 44 19.8 0 Uso ese ee cee 14 os ue Lolo Ghee ao 7‘NGS 6 169 13.4 
750 and 
over Aare 5) Peo3e7s.9 ~“14-40.0 86 31.7 124 °81-.6 Paes oil pace af a Ss 0 OFF 19 374 29.6 
Medians 654 560 550 565 751 460 425 468 423 B52 


aa ig es a a a ae ct ee 
Without 


Mortgage 
Total 14 Zo 13 6 (a) 43 76 205 

0- 99 0 20 76.9 0 0 0 Wilh Big SRO 8) SP ABS = Oo tle o 
100-149 1250,0 6 24.1 0 6 46.2 0 Gr22. ce O92 Ome 33 43.4 88 42.9 
150-199 FoU.0 0 0 7°53;.8 0 Gaccec 0 0 0 20 mo 
200-249 0 0 0 0 6 100.0 0 0 0 Oi 9a eas 
250-299 0 0 0 0 0 0 0 0 0 0 
300 and 
over 0 0 0 0 0 0 0 0 0 0 
Median 137 9] 0 154 225 95 114 0 10] 110 


*-U:S. Census 


oy 


TABLE HA-23 MONTHLY HOUSING COSTS FOR RENTER-OCCUPIED HOUSING UNITS BY GROSS RENT 


CENSUS TRACT 6135 
Cost 5 6 7 


# % # % # 


< 60 
60- 79 
50- 99 
100-119 
120-149 
150-169 
170-199 
200-249 
250-299 
300-349 
350-399 
400-499 
500 and 
over 29 


a 
ony <5 (aa) (a ie) (ea) a) (an) (=>) 


] 


Pie ove (oe (eee) (S=) 


0.0 
4.3 
vad 
Bea 
aes) 


& Mm Pp 
a ~ Po 
(oS) =) 


9.4 
9036 25: 1728 


No cash 
rent 0 0 
Median 402 


Mean 404 


* 
Corrected from Census data, 


8 1730 
14 82.4 


6 alds3 


18 34.0 
29 54.7 


CENSUS TRACT 6137 


0 
Ton met 
7 38.9 40 13.8 
12 14.8 ee pees 
Ao a Bl 
re) 
5 iG.2 0 
5 27.8 12 14.8 7 «9.3 
a waG [692505 
10 12.3 aul ig 
6 7.4 18 40.9 3298 11.0 
SrA he 015.8 
BUS 19 ako is ote len 506 
0 11 25.0 Bay 
302 396 0 253 
335 482 0 277 


CITY 
_TOTALS 
# 
0 
16 “a 
47 he 
26 3): 
4] 6 
3) ] 
0 0 
58 8 
35 ie) 
66 9 
G3* om 2 
l2z “718 
15s 422 
16 2 
36/ 
360 


5 
i 


CWONMAUWNY NOs 


io>) 
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TABLE HA-24 ANNUAL FAMILY INCOME IN 1979 


< 2,500 
2,900- 4,999 


5,000- 7,499 

7,500- 9,999 
10 ,000-12,499 
12 ,500-14,999 
15 ,000-17,499 
17 ,500-19,999 
20 ,000-22 ,499 
22 ,500-24 ,999 
25 ,000-27 ,499 
27 ,500-29 ,999 
30 ,000-34 ,999 
35 ,000-39 ,999 
40 ,000-49 ,999 
50 ,000-74 ,999 
75 ,000+ 


Mean 


=) 7 ee ee) ey Sate ESS 


40,154 


CENSUS TRACT 6135 


Block Group #'s 
7 


ee got YS y 
3883 9 32.3 12 25.0 
0 0 
27 S689e4 nb 10,4: gl? 
0 0 6 
5 hs = 0 19 
bel.5 20 0 
246.2 0 14 
2053] = 0 0 
4:5. 359.0 © 0 0 
195? 329872 = 5 10.4- 643 
3.0 5012.8 0 9 
328.5 0 35 
6.0 4611.8 714.6 52 
4.5 3910.0 1327.1 22 
34108 (2265.6 © .0 30 
24. 1R 3/995 * S6212.5 p27 
5S 35m £0 M1 
3) 5724 245203 32,537 


15: 


i’ #f 
0 

7 

3g 2 
Tm 2312 
Ba 10 
20 

] 6 
2) 

7 

4 18 
2 6 
Seals 
6 46 
9 21 
(ns y| 
6 4) 
23 215 
33/707, 


CENSUS TRACT 6137 
Block Group 3's 


* #f ; ott 

POF 7123.2 0 
4 0 4 
] ya a 
] 0 12 
4 11 4.5 0O 
Go 12-459 6 
1) J9 297-8" 16 
Zac O00 
4 0 0 
2 26s ie are 
0 1 we Srhon32 
See leno .Oe a17 
Sa -35514.3 25 
2a 435 17-6 30 
faer28— 11.4 43 
0 Gee 23.34" BO 
] (se AUes S i) 
265930 29 424 


4 


i 


ie 


Zon 


iG 


24. 
Te 
ize 


to 


239613 


ho 


CITY 

TOTALS 

it fe 

2 earl é 
Zo Ni) 
7B349329 
69ene3to 
65* 3:4 
80 4.0 
Zl 4.6 
91 4.6 
CIMA 
1S he ats) 
LAS Sas 
129- 36.5 
229s Aled 
2a0 38 biis0 
col tel2.6 
LGSanis. 3 
i ll a bai? 

305314 
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TABLE HA-25 PLANNING AND BUILDING PERMIT FEES 
PLANNING FEES 


eee $ 25.00 For application and city response 
preparation of data for additional 
information and/or EIR direct cost 
of preparation to applicant. 


2. Architectural Review 


Committee -0- No fee. 
3. Site and Design $100.00 
4. Use Permit $100.00 | 
5. General Plan | 
Amendment =0= No fee. 
6. Rezone $100.00 
7. Variance $100.00 | 
8. Parcel Map $ 50.00 Plus $1.00 per lot. 
9. Subdivision Map $ 50.00 Plus $1.00 per lot. | 


BUILDING PERMIT FEES 
$1.00 $10.00 


$501.00 to $2,000.00 $10.00 for the first $500.00 plus 1.50 for | 
each additional $100.00 or fraction thereof, 
to and including $2,000.00 


$2001:.00: 40 $25,000.00) 332250) for’ the first: $2,000, 00) olus™ $6200) for 
each additional $1,000.00 or fraction thereof, 
to and including $25,000.00 


$25,001 2008tO $170.50 for the first $25,000.00 plus 4.50 for 

$50,000.00 each additional $1,000.00 or fraction thereof, 
to and including $50,000.00 

$50,001 .00) to $283.00 for the first $50,000 plus $3.00 for 

$100,000.00 each additional $1,000.00 or faction thereof, 


to and including $100,000.00 


$100,000.00 and up $433.00 for the first $100,000 plus $2.50 for 
each additional $1,000.00 or fraction thereof. 
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TABLE HA-26 INVENTORY OF LAND SUITABLE FOR RESIDENTIAL DEVELOPMENT 


COASTAL LAND VACANT (VY) OR POTENTIAL PUBLIC (6) 
PROPERTY CENSUS ZONING USE PLAN POTENTIAL FOR NUMBER FACILITIES & 
DESCRIPTION TRACT DESIGNATION DESIGNATION REDEVELOPMENT (R) OF UNITS SERVICES 
CATEGORY 1: 
Existing Neighborhoods 
1. Miramar 6135 R-] Residential (5) Facilities 
and/or PD Vacant 795) and services 
2. City of Naples . R-1] ‘ 7) adjacent to 
3. Grandview Terrace " R-] " : 66 site 
4. Newport Terrace R-] i . 25 s 
5. Casa del Mar Ye R-1 " s 40 - 
6. Ocean Shore Terrace # R-] é " 76 ss 
i, ‘Ervarcitos Park i R-3 de - 213 i 
8. Community Core/Spanish- 
town (Arleta Park East) 6137 R-3 " 2712 : 
9. Arleta Park (& Miramontes 
Terrace South of Kelly) R-1] z i 349-414 
10. Ocean Colony Es P-D ‘ ‘ 861 
11. Canada Cove Mobile Home 
Park i P-D iu u 105) ul 
12. Frenchmans Creek 6135 P-D s " 5 ‘ 
Category 1 Subtotal: 2,124-2,189 
CATEGORY 2: 
Undeveloped "Paper" Subdivisions 
1. Surf Beach 6135 R=] P-D Vacant & R 100°? Facilities 
2. Venice Beach ‘ R-1 P-D : ‘ 60 not adjacent 
3. Miramontes Terrace : R-] Urban Res. . HM 0-15 to site/ 
(North of Kelly) U services 
4. Highland Park : R-] R-] ‘ ~ available 
5. Wavecrest 6137 R-1 P-D : i * a} ‘ 
6. Redondo View ze R-] P-D : 4 * - 
7. Redondo ‘ R-1] P-D - a 70 ; 
8. Bernardo Station R-] P-D # : * Hy 
9. Ola Vista y R-] P-D a 4 nh 2) ss 
10. Manhattan % R-] P-D in * 
11. Lipton-by-the-Sea . R-] P-D " ‘ "Ah: Fees \ 


Category 2 Subtotals: 259-340 


TABLE HA-26 (continued) (2) 


PROPERTY 


CENSUS 


ZONING 


COASTAL LAND 
USE PLAN 
DESIGNATION 


VACANT (V) OR 
POTENTIAL FOR 


POTENTIAL 
NUMBER 
OF UNITS 


pusttc (6) 
FACILITIES & 
SERVICES 


POgry¥ 


DESCRIPTION TRACT DESIGNATION REDEVELOPMENT (R) 


Unsubdivided Lands, Either 
Contiguous with Existing 
Development or Generally 
Surrounded by Development, 
Without Significant 
Resource Value 


CATEGORY 3: 


1. Lands between Casa del 
Mar and Venice Beach 
2. Lands between Grand- 
view Terrace and 
Newport Terrace 
3. Land zone R-3 near high 
school 
4. Guerrero Avenue site 
between Miramar and City 
of Naples (including lots 
on Alameda) 
5. Land east of Frenchmans 
Creek Subdivision ] Open Space 
. Dykstra Ranch -D P-D ‘ 228 
. Carter Hill a P-D oy 50 
. Land north of greenhouses 
with driving range (lower 
Hester-Miguel ) 


Facilities and 
Services Adjacent 
to.Site 

i) 


6135 R-1 Residential Vacant 15 


Residential 


COND 


Residential R 35 | 
Category 3 Subtotal: 644 


Unsubdivided and Other Lands 
Not Contiguous with Existing 
Development without Significant 
Resource or Recreational Value 


(Wavecrest Restoration Project) 


1. Unsubdivided other lands 
between Seymour and south 
City Limits 


CATEGORY 4: 


Facilities 
adjacent 
to site 


6137 Res. P-D R 1,000 


1,000 


Le-V 


TABLE HA-25 (continued (3) 


COASTAL LAND VACANT (VY) OR POTENTIAL PUBLIC (6) 
PROPERTY CENSUS ZONING USE PLAN POTENTIAL FOR NUMBER FACILITIES & 
DESCRIPTION TRACT DESIGNATION DESIGNATION REDEVELOPMENT (R) OF UNITS SERVICES 
CATEGORY 5: Unsubdivided Lands Contiguous 
with Existing Development and 
Having Agricultural, Coastal 
Recreation, or Habitat Value 
1. Land between Frenchmans (5) 
Creek and Young Avenue 6135 R-] P-D Vv 50 Facilities 
2. Land between Frenchmans adjacent to 
Creek and Venice Beach ; R-] P-D V 60 site 
3. Land between Casa del 
Mar and Pilarcitos Creek 3 R-] Urban Reserve V as ‘ 
4. Land between Kelly and 
Pilarcitos Creek ‘ R-1 Urban Reserve V 160 : 
5. Andreotti Property on 
Main Street 6137 C-2 & R-3 P-D Vy 130 : 
6. Podesta property west 
of high school 6135 P-D P-D R 110 : 
7. Strip along Main Street 
and Hwy | south of 
Colonel Way 6137 A-2 P-D V 65 
8. Lands surrounding 
Sea Haven 6135 A-2 Urban Reserve R 650 " 
Category 5 Subtotal: 1,350 


CATEGORY 6: Unsubdivided Lands not 
Continguous with Existing 
Development and Having 
Agricultural, Coastal 
Recreation, Habitat, and 
Scenic Value 


1. Hester-Miguel lands 6135 R-] & GB-3 Open Space V 59°) Facilities 
2. Cabral Property 6137 R-1 P-D R *(2) adjacent to 
3. Land east of Arroyo Leon ‘ A-] Horticulture R 50 site 
Category 6 Subtotal: 50 


TOTAL, ALL CATEGORIES: a 421=9,0/3 


“ae 


TABLE HA-26 (continued) (4) 


PROPERTY CENSUS ZONING 
DESCRIPTION TRACT DESIGNATION 


(1) 


Count assumes that consolidations occur so as to 
maximize buildable sites. Actual total could be 
200-400 units lower. 


Collectively accumulated in Category 4. 


Units permitted under former General Plan where 
existing zoning is agricultural. 


1980 Federal Census. 


Denotes units in El Granada Sewer District. 
(Total 532 units). 


While water facilities may be adjacent to the 
Site, the existing Coastside County Water 
District policy limiting new water connections 
affects the availability of supply (please refer 
to Sectionrs; 72.3). 


COASTAL LAND VACANT (VY) OR 
USE PLAN POTENTIAL FOR 
DESIGNATION REDEVELOPMENT (R) 


POTENTIAL 
NUMBER 
OF UNITS 


pustic (9) 
FACILITIES & 
SERVICES 


ae: ll ae 


APPENDIX B 


TABLE HB-1 HOUSING COST/ INCOME CORRELATION HALF MOON BAY CITY 


NUMBER OF HOUSING UNITS 


NUMBER OF HOUSEHOLDS EXISTING IN 1980 AND AFFORDABLE 
WITH INCOMES IN BY SPECIFIED INCOME GROUP 
SPECIFIED CATEGORIES RENT.-OCC. OWN.-OCC. TOTAL 
Very Low 466°. 12.728) 237, Jalel 948 
Low BOSm 615520) oe 6. 349 49] 840 

Moderate BOG S228 Jean) 
} 247 595 842 
Above Mod. 1167 3944.4 
Total 2630 100.0 833 1797 2630 
Median Rent = 367 
Median Value of Owner Occupied Unit = 135,004 
Median Household Income =" 25,407 
Number of Households Below Poverty Level = 162 
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TABLE HB-2 


CT 61354 (BGes 
NEIGHBORHOODS: MIRAMAR, CITY OF NAPLES, FRENCHMAN'S CREEK 


NUMBER OF HOUSING UNITS 
NUMBER OF HOUSEHOLDS EXISTING IN 1980 AND AFFORDABLE 
WITH INCOMES IN BY SPECIFIED INCOME GROUP 
SPECIFIED CATEGORIES RENT.-OCC. OWN.-OCC. TOTAL 
RENT HULL, OWN UCL. TOTAL 
Very Low 14 8.6%) 0 16 16 
) 
Low S Ween 7.6% 2 61 63 
Moderate 45 L1G 
34 50 84 
Above Mod. 101 62.0) 
Total 163-" 10020 36 27 163 
Median Rent = 501 
Median Value of Owner Occupied Unit =164,916 
Median Household Income = 40,666 
Number of Households Below Poverty Level = 10 


TABLE HB-3 


CT 6135, ,BG26 


NEIGHBORHOODS: CASA DEL MAR, OCEAN SHORE TERRACE, PILARCITOS PARK 


NUMBER OF HOUSEHOLDS 
WITH INCOMES IN 
SPECIFIED CATEGORIES 


NUMBER QF HOUSING UNITS 
EXISTING IN 1980 AND AFFORDABLE 
BY SPECIFIED INCOME GROUP 

RENT.-OCC. OQWN.-OCC. TOTAL 


Very Low 58 12.7%) 7 114 121 
Low 44 9.6 Soeiie 96 8] WF 
Moderate 143 Sides) 

62 96 158 
Above Mod. 211 46.3 ) 
Total 456 100.0 165 291 456 
Median Rent - 402 
Median Value of Owner Occupied Unit = 123,906 
Median Household Income = 26,780 
Number of Households Below Poverty Level = 30 
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TABLE HB-4 


Gi Gis5. BGR 
NEIGHBORHOODS: GRANDVIEW TERRACE, NEWPORT TERRACE, SEAHAVEN 


NUMBER OF HOUSING UNITS 


NUMBER OF HOUSEHOLDS EXISTING IN 1980 AND AFFORDA8LE 
WITH INCOMES IN BY SPECIFIED INCOME GROUP 
SPECIFIED CATEGORIES RENT.-OCC. OWN.-OCC. TOTAL 
Very Low Ie Bae Ae) 0 8 8 

) 
Low 0 OO) eerole OF, ] ie 14 
Moderate 10 1G49%)) 

) 16 15 31 
Above Mod. 26 49.0 ) 


Total 53 100.0 iz, 36 53 
Median Rent = 501 
Median Value of Owner Occupied Unit = 123,500 


Median Household Income 24,750 


Number of Households Below Poverty Level ~ 7 


TABLE HB-5 


Cheol 37 BGs 


NEIGHBORHOOD: OCEAN COLONY, CANADA COVE 


NUMBER QF HOUSEHOLDS 
WITH INCOMES IN 
SPECIFIED CATEGORIES 


Very Low 7 16.9% ) 

Low Ti 1o.3 53867 
Moderate 89 Die 

Above Mod. 184 A307) 29) 

aaeal 421 100.0 


Median Rent 
Median Value of Owner Occupied Unit 


Median Household Income 


NUMBER OF HOUSING UNITS 
EXISTING IN 1980 AND AFFORDABLE 
BY SPECIFIED INCOME GROUP 

RENT .-OCC. 


(a 


43 


Number of Households Below Poverty Level 


220 

244 303 
24 402 
Me 


QWN.-OCC. 


29 
ADE 


378 


TOTAL 


>i 
24 


42] 


TABLE HB-6 


CieOlO io bGe3 


NUMBER OF HOUSEHOLDS 
WITH INCOMES IN 
SPECIFIED CATEGORIES 


NEIGHBORHOODS: SPANISH TOWN 


Very Low 68 20.5%") 29 110 139 
Low 60 tse | S/eSc 38 94 Hse 
Moderate 62 cee ee 

Above Mod. 141 42.7 = : 
Total 33] 100.0 91 240 33] 
Median Rent = 302 

Median Value of Owner Occupied Unit = 102,242 

Median Household Income =o 245063 

Number of Households Below Poverty Level = 24 


NUMBER OF HOUSING UNITS 
EXISTING IN 1980 AND AFFORDASLE 
BY SPECIFIED INCOME GROUP 

RENT.-OCC. OQWN.-OCC. TOTAL 
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TABLE HB-7 


CT 6137 BG 4 
NEIGHBORHOODS: ARLETA PARK 


NUMBER OF HOUSEHOLDS 
WITH INCOMES IN 
SPECIFIED CATEGORIES 


NUMBER QF HOUSING UNITS 
EXISTING IN 1980 AND AFFORDABLE 
BY SPECIFIED INCOME GROUP 

RENT.-OCC. QWN.-OCC. TOTAL 


Very Low 14 50579) 1] 123 134 
Low 3o lez 48 .4% 18 59 ig, 
Moderate 7] Dihial 7) 

Above Mod. 132 Sil - 2p _ 
Total 256 100.0 44 CZ 256 
Median Rent = 396 

Median Value of Owner Occupied Unit ergo 4c 

Median Household Income SZ TO 9 

Number of Households Below Poverty Level = 4 
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TABLE HB-8 


GieeOl 37 BGee 
NEIGHBORHOODS: ARLETA PARK 


NUMBER OF HOUSING UNITS 


NUMBER OF HOUSEHOLDS EXISTING IN 1980 AND AFFORDABLE 
WITH INCOMES IN BY SPECIFIED INCOME GROUP 
SPECIFIED CATEGORIES RENT.-OCC. OWN.-OCC. TOTAL 
Em re NE eee one Cee ONAL, 
Very Low 12 228) 20 w 

ra) ry 

Low 9 Ors 51.9% i 20 ak 

| = = 

Moderate 7 See) oe 7 = 

~ ~ 

Above Mod. 26 48.1 Ss = 

Total 54 100.0 7 47 54 
Median Rent a N/A 
Median Value of Owner Occupied Unit = 92,094 
Median Household Income = cena 
Number of Households Below Poverty Level = T2 


* 


\ Census data base too small sample 
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TABLE HB-9 


CT 6137) BG <6 
NEIGHBORHOODS: SPANISH TOWN, ARLETA PARK EAST, COMMUNITY COVE 


NUMBER OF HOUSING UNITS 


NUMBER OF HOUSEHOLDS EXISTING IN 1980 AND AFFORDAS8LE 
WITH INCOMES IN BY SPECIFIED INCOME GROUP 
SPECIFIED CATEGORIES RENT.-OCC. OWN.-OCC. TOTAL 
Very Low 185 34.9% ) 192 132 324 
Low 1S MEZTSS Fie\y Nes 111 i 138 

Moderate WOO%* 1&9 #) 

) 40 28 68 
Above Mod. \32i) Ra2aeg a) 
Total 5380 . 8:00 s0 343 187 530 
Median Rent = 253 


Median Value of Owner Occupied Unit =aha2, «he 
Median Household Income RoonlOyl43 
Number of Households Below Poverty Level 26 
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TABLE HB-10 


CT 6137 ~BG 9 
NEIGHBORHOODS: ARLETA PARK 


NUMBER OF HOUSING UNITS 


NUMBER OF HOUSEHOLDS EXISTING IN 1980 AND AFFORDAS8LE 
WITH INCOMES IN BY SPECIFIED INCOME GROUP 
SPECIFIED CATEGORIES RENT.-OCC. OWN.-OCC. TOTAL 

Very Low 37 10.1% ) 0 107 107 
Low 45 ZS 4] .5% 19 96 (as 
Moderate 70 L975 *.) 
) 39 105 144 
Above Mod. 214 56,5) ) 
Total 366 100.0 58 308 366 
Median Rent = 501 
Median Value of Owner Occupied Unit Salers, M2 
Median Household Income alee a0 
Number of Households Below Poverty Level ~ 27 
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APPENDIX C 


Method Used to Estimate the Value of Housing 
Units Constructed Between 1980-1983 


The value of all newly constructed housing units, and those to 

be constructed in the near future, was approximated by making a 
comparison between construction costs and assessed valuations. 
Construction costs used were those listed in building department 
records, and assessed values were obtained from the County Assessor's 
Rolls for all units sold in 1980. Using this sample of 17 housing 
units, and comparing construction cost with assessed valuation, it 

was found that the assessed value of the units was an average of 
2.3 times higher than the cost of construction. This relationship 
varied between 3.8 times higher and 1.5 times higher. The 2.3 
figure was then applied to the remainder of the data, and the 
approximate unit values were classified according to affordability 
levels which were established in the text of the Housing Element. 
For mobile homes, lot rental information was obtained from the 
Hilltop Mobile Home Park manager, and financing information from 
Bank of America, Half Moon Bay. The results of this statistical 
analysis are presented in the following summary table. 
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TABLE HC-1: SUMMARY OF HOUSING CONSTRUCTION 1980- 1984** 
BY AFFORDABILITY LEVEL 
NUMBER OF NEW UNITS OR UNITS UNDER 
CONSTRUCTION BY ESTIMATED AFFORDABILITY LEVEL* 

ABOVE VERY 
NEIGHBORHOOD MODERATE MODERATE LOW LOW 
Miramar 3 ] 0 0 
City of Naples I 0 0 0 
Grandview Terr. ] 0 0 0 
Newport Ter. 3 ) 0 0 
Casa del Mar 5 0 0) 0 
Pilarcitos Park 6 9 0 0) 
Spanish Town ] 6 6 0 
Arleta Park East 3 ] 0 0 
Arleta Park i “ 2 0 
Qcean Colony 24 0 0 0 
Canada Cove 0 0 7\ 0 
TOTALS 65 2] 79 0 


* The value of housing units was based on a figure derived by multiplying 
the building cost by 2.3. After examining a sample of 17 units 
built in 1980 and comparing their current assessed valuation with their 
building costs, it was found that 2.3 is the average relationship, with 
a range varying as high as 3.8 and as low as 1.5. 


** Current through July, 1984. 
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Association of Bay Area Governments 
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October 3, 198s 
JUL 12 1984 [h 


W. Fred Mortensen TCS teatear 
City Manecer eR yet ele (le eae tlie nies Tht a 
City of haif Moon Bay = 
501 Main Street a > 
Half Moon Bay, CA 94019 = es 


Dear Mr. Mortensen: 


Thank you for giving us the opportunity to meet with you to discuss 
the Regional Housing Needs Determinations in greater detai]. Both 
Doug Detiing and I can well appreciate your concerns regarding con- 
Sistency between city and county figures, particularly as these 
will appear in your local housing element updates. 


ABAG's estimates of projected housing need are, after all, simply 
estimates, although they are based on the best data we had avail- 
able to us at the time and on a methodology designed to comly 
with State law. The projected (1980-90) needs were calculated for 
all areas of the recion by "subregional study area,” in accord ~ 
with the geography used in our Projections 83 report. In the case 
of Half Moon Bay, the geographic unit is approximately coter- 
minous with the city's sphere of influence. Since coastal plan 
regulations apparently require that all local pianninc, includ- 
ing housing elements, refer te areas within jurisdiction boundaries, 
rather than to the city's sphere of influence, it is clear that 
ABAG's figures will have to be adjusted in order to fit into your 
housing etement update. 


According to Table 1.2 (page 12) of your certified lecal coastal 
plan, the City of Half Moon Bay can expect to add about 5,590 ad- 
ditional housing units between 1980 and 2000. In the same period, 
the unincorporated area in the county's mid-ccastside urban area 
(the remainder of the city's sphere of influence} is expected to 

add 1,850 housing units, according to the county's certified coastal 
plan. When the ratio of 5500:1850 is applied tc ABAS's estimate of 
1,583 housing units needed between 1980 and 199¢, the city would 


claim 1.385 units needed and the remainina 292 would be assigned to 7 S/o = 


the unincc~poratec area. This approach wes one of several we con- 
Sidered at our meeting, but we find it to be tr= mos= re2sonable 
j n (ate cana thee oe 
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W. Fred Mortensen CLle48a0abo 
October 3, 1983 


Pace <=w0 


We also considered three other approaches: the sewer capacity 
allocations, which are yet to be finalized; the 1980 distribdi- 
tion of households, which would assign 46% to the city anc 547 
to the unincorporatec area; and ABAG's local policy survey uf- 
date, in which information collected from county and city stef* 
indicated that 95% of the units associated with "“unconstrainec 
residential land" (assumed to be “available” for development in 
the 1985-9C period for projection purposes) would be located 
within the city. 


I hope this summary of our discussion on September 14 is useful 
to you in updating your housing element. If you or your staff 
have any further questions, please give me a call. 

Sincerely, 


ey 


Jean Safir 
Housing Program Manager 


cc: David Hale, Planning Director, San Mateo County 
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